The Charleston Downtown Plan

Achieving balance
through strategic growth

including:
Real estaie and
economic development

Urban Strotegies Inc. - Development Strategies Inc. - SBF Design LRBAN STRATEGIES me






The Charleston Downiown Plan

part 1.

poart 2.

appendix,

Achieving balance through
strategic growth

Real estate and
economic development

23

123

The Charleston downtown plan



upjd UMOJUMOP UDYSI[4Dr

’




Acknowl

Adopted November 23, 1999

edgements

Charleston City
Council

Planning Commission

Former Commissioners

The City of Charleston Planning
and Urban Development Department

The Advisory Commitiee

Local Development Corporation

Urban Strategies Inc.

t Strategies Inc.
SBF Design

Demographics

We gratefully acknowledge the assistance of the following
people in the preparation of the Charleston Downtown Plan:

The Honorable Joseph P Riley, Jr., Mayor

The Honorable Kwadjo Campbell, The Honorable Yvonne
D. Evans , The Honorable G. Robert George, The
Honorable Wendell G. Gilliard, The Honorable Richard C.
Hagerty, M.D., The Honorable Greg S. Hart, The Honorable
James lewis, Jr., The Honorable Robert M. Mitchell, The
Honorable Larry D. Shirley, The Honorable Pau! Tinkler, The
Honorable Lewis Waring, The Honorable Maurice
Washington

Ms. Barbara Dilligard, Mrs. Barbara Ellison, Mr. Charles
Karesh, Mrs. Susan Legare, Mrs. Sunday Lempesis, Mr.
Francis X. McCann, Esquire, Dr. Bernard Powers, Ms.
Marianne Seabrook

Mrs. Sandra Campbell, The Honorable Yvonne D. Evans,
The Honorable Wendell G. Gillard

Yvonne Fortenberry, Carolee Williams, Jennifer Turner,
Charles Chase, Lee Batchelder, Tim Keane

Mr. Dean Andrews, Mr. Dana Beach, Mr. Henry Berin, Mr.
Anthony Bostic, Mr. Frank Brumley, Ms. Sandra Campbell,
Ms. Cynthia Cole-Jenkins, Ms. Amanda Cote, Mr. Richard
Davenport, Rev. Sidney Davis, Mr. Dick Elliott, The
Honorable Yvonne Evans, Ms. Sandra Foster, The
Honorable Richard C. Hagerty, M.D., Mr. Carter Hudgins,
Mr. Ray Huff, Mr. Ed Kaylor, Dr. Keith Kirkland, Mr. Peter
Lehman, The Honorable James Lewis, Mr. Francis X.
McCann, Esquire, Ms. Courtenay McDowell, Mr. Ralph
Muldrow, Mr. David Rawle, Mr. Reuben Reeder, Mr. Michael
C. Robinson, MA, Ms. Monica Scott, Dr. Jack Simmons, Mr.
Lawrence Thompson, Mr. D. William Wallace, Ms. Sheila
Wertimer

The consultant team was comprised of:

Andrea Gabor, Ken Greenberg, Nicola Jancso, Warren Price
Michel Trocme

Richard Ward, Robert Lewis, Jennifer Olmsted
Sandy Byers, Leslie Fellabom, Bobby Sargeant

Fred B. Phillips

The Charleston downtown pian



unjd UMOJUMOp UO}SI|InYD DY)




The Charleston Downtown Plan

Achieving balance
through strategic growth

Adopted November 23, 1999

Urban Strategies |Inc. . Development Strategies {nc. : S BF Design



The Charlezton downtown plan

List of drawings part 1.

3. The vision

4. Why Manage growth?
5. Achieving balance

6. The urban structure

7. Directing development:
The land use strategy

8. Built form

9. Case studies

Achieving balance
through strategic growth

The corridors, or spines, of the peninsula
are reinforced
A vision for the lower peninsula

Proposed distribution of growth
Existing cultural facilities

Existing and proposed nodes and corridors

Existing extent of the historic city fabric

Proposed exiension of the city fabric 1o the water’s edge
Existing neighborhoods

Existing regional access routes

Drainage improvements

Existing and proposed major open spaces

Directing growth
Proposed changes to the visitor accommodation study
Proposed land use

Existing heights

Proposed heights

Proposed changes in height
FEMA flood zones

Cooper River waterfront
Cooper River waterfront - near term development
Union pier master plan
Upper King / Meeting corridor
Marion Square
East side neighborhood -
removal of the existing Cooper River Bridge
Ashley River waterfront
The hospital district

w0~

20

28

41
43
43
45

47
49

52
54
56

63
63
64
66

72
73
76

80
81

83
85




Table of

port 1.

contents

1. Introduction and overview

2. Managing growth and
achieving balance

3. Directing growth to reinforce
the city’s character

4. Next steps

Achieving balance
through strategic growth

o o AAbA QR
Wi~

0o
WA —

54
5.5
5.6

6.1
6.2
6.3
6.4
6.5

71

7.3
7.4

8.1
8.2
8.3
8.4
8.5

8.6
8.7
8.8

9.1
9.2
9.3
10.

Executive summary i

Introduction
The principles
The vision

W NG~

Why manage growth?

Introduction

What new uses does Charleston want to accommodate?
How much growth should be accommodated?

Achieving balance 21
Introduction

Increase housing supply and affordability

Improve neighborhood amenities and facilities

Develop mechanisms to share the impacis of growth
Reduce the reliance on cars

Mitigate the financial impacis

of living in a successful downtown

Urban structure 39
Introduction

Nodes and corridors

The waterfront

Neighborhoods

The public realm: streets, parks, trails and open spaces

Directing development 51
Introduction

Where can growth be accommodated?

The Land Use Strategy

The Land Use Plan

Built form 59
Introduction

Architectural infegrity

Grain and scale of development

Height

Flood plain regulations:

Federal Emergency Management Act (FEMA)

Parking

Density

Heritage preservation

Case studies 71
The Cooper River waterfront

Upper King / Meeting corridor

The Ashley River waterfront

Implementation 89

The Charleston downtown plan



unjd UMOJUMOP UOCSIABY) YL




Executive summary

Protecting and
enhancing the
quality of life was a
key theme hoard
from local residents,
retailors, developers,
landowners, and
institutions.

Approach:

Charleston is recognized as one of North America’s most
vibrant, livable cities. In recent years, the city has experi-
enced an economic resurgence that has enhanced the
prosperity of many downtown residents. Charleston's lower
peninsula — the downtown ~ is now at a critical juncture.
Success has also brought tensions and conflict, between
residents, visitors, students and businesses. Creation of a
Downtown Plan provides the opportunity to pause and
reflect on future directions. The preservation of quality of
life in the face of increasing pressures for growth is of
paramount importance.

Charlesion faces a challenging decision. On one hand,
these is a strong sense by some citizens that there should
be no further growth: there are already too many cars, too
many people, foo many visitors, too many students. On the
other hand, many citizens believe that the quality of life
could be improved by adding new jobs and by ensuring
that housing is affordable for a wider range of incomes.
Many people also believe that some parts of the lower
peninsula could benefit from reinvestment. According fo the
former viewpoint, growth should be limited. According to
the latter, there may be benefits from some growth. How
can these viewpoints be reconciled?

In fact, this debate is not between preservation and growth.

They can both occur. Charleston is now “on the map.” lis
uniqueness and quality of life ensure that it will continue to
be in demand as a place to live, a place to work and a
place fo visit. Pressures for growth will continue. Growth is
a positive attribute for any cily that must continue 1o evolve
in order fo thrive economically, socially and culturally. The
key issue becomes one of managing the change and
directing the growth for the betterment of downtown
residents and businesses.

Strategic growth management provides an opportunity to
deflect growth pressure from where it causes the most
friction to areas where it can bring the most benefits. The
Downtown Plan provides guidance in that respect by
identifying areas that can accommodate new development
and those areas that should be protected. In some parts of
downtown, particularly south.of Calhoun Street, a smaller
amount of development should be accommodated. North
of Calhoun Street, there is room to accommodate a
greater degree of growth that could be beneficial to all
members of the downtown communily.

The Downtown Plan recommends a balanced and
coordinated strategy for the next twenty years. The key is fo
transcend the boundaries of individual issues and
neighborhoods to deal with the downtown holistically. The

downtown’s limited supply of available land is extremely
precious - the citizens of Charleston must work fogether fo
ensure a positive future for the downtown and fo preserve
its quality of life. The premi: dermpinning the Downt:

Plan is that appropriately directed, new growth can
enhance the social, economic and community amenities for
existing and future residents.

Principles:

The Downtown Plan is based upon nine principles:

- nurture inclusive, vibrant neighborhoods,
- pursue economic diversity,

- foster sustainability,

- reinforce the existing urban structure,

- respect the grain, scale and mix of the peninsula’s
urban fabric,

- ensure architectural integrity,
- encourage a balanced network for movement,
- use growth strategically,

- maintain downtown as the regional center of culture
and commerce.

2o
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Tho Charleston dewntowa plan

Charleston’s urban
fabric

The densest city fabric is
found in the downtown's
central area along the King
and Meeting Street spine
and in many of the naigh-
borhoods. There is now an
opportunity to reclaim the
water's edge, much of
which is occupied by waning
industrial port uses, surface
parking and less dense city
fabric.

Directing growth
There are ways fo accommo-
date growth that will protect
established neighborhoods
while strengthening the lower
peninsula’s structure.

Stable area
k‘" Transition area

\\ Redevelopment area

Accommodating Growth

Continued economic prosperity is essenfial to downtown'’s
quality of life. As the metropolitan area continues to grow
outside of the downtown area, the risk is that new develop-
ment will be enticed to suburban locations to downtown’s
detriment. Prosperity is best maintained by ensuring that
downtown remains the cultural, commercial, and residen-
tial heart of the region. Retaining this role requires that
downtown confinue to accommodate a full range of uses:
housing, office, retail, cultural facilities, and accommoda-
tions. Where should this growth be accommodated?

Downtown has areas that can be characterized as stable, in
transition, and redevelopable. These stable areas are most-
ly comprised of residential neighborhoods, places that
should remain largely as they are in form and use. Little
growth or change in use or form is anticipated or proposed
in these areas.

The transitional areas are places where the city fabric stilt
exists but has been eroded by surface parking lots and
demolition. New development needs to be inserted onto
the available parcels to reinforce their existing character.
The transitional areas generally include the traditional retail
and residential corridors in downtown: Upper King and
Meeting Streets; Spring and Cannon Streets; Calhoun

Street; Morrison Drive; and, the area occupied by the exist-
ing Cooper River Bridge.

The redevelopment areas are characterized by large tracts
of vacant or underutilized land available for virtually total
redevelopment. A network of streets and blocks and an
appropriate built form needs to be established. Two major
redevelopment areas exist: Cooper River waterfront includ-
ing East Bay Street, and portions of the Ashley River water-
front including the area immediately north of the Crosstown
along the Ashley River, and the medical complex.

With the exception of Union Pier, transitional areas and
redevelopment areas are generally found north of Calhoun
Street and are anticipated to absorb the maijority of down-
town growth.

Achieving Balance:

Charleston has completed an extraordinary body of work
addressing specific issues that impact quality of life:
tourism, students, cars and parking, housing, and visitor
accommodation. An opportunity exists to work across the
boundaries of previous studies, to address shared issues
and develop common solutions.

As new housing, office, refail, and hotels are developed,
five strategies should be pursued fo ensure that balance is
maintained and that growth coniribufes fo downfown in a
way that will improve the quality of life:

- improve neighborhood and community amenities,
- increase the affordability of housing in downtown,
- develop mechanisms to share growth’s impact,

- reduce the reliance on cars.

- mifigate the financial impacts of growth.

Urban Structure:

Growth needs to be further directed to sirengthen
Charleston’s urban structure. Historically, growth occurred
along the Cooper River waterfront, followed by King and
Meeting Streets — the principal north-south parallel spines
on higher ground. Wetlands were filled in fo create
wharves and other pori-related activities. King and Meeting
Streets were reinforced by the rail line and by a set of per-
pendicular spines: Spring and Broad Streets, and Calhoun
and Market Streets. Relative inactivity in the latter part of
the 19th and early part of the 20th centuries left the historic
city largely infact.




Existing and

The maijority of downtown possesses characteristics that are
universally sought after — a mix of uses, intimacy, pedesri-
an quality and a sense of place. Each of these qualities
serve as a model of urbanism.

However, in the post WW |l era, Charleston has experi-
enced the same forces impacting many American cities:
mainly competing suburban communities, and the popular-
ity of the car and the necessity o accommodate it. In areas
where the city fabric is less consistent, its integrity is chal-
lenged by building forms that are more suburban in form
and therefore do not fit well within the urban context.

There are four strategies for molding new development to
reinforce this desirable city structure:

- reinforce the key intersections and corridors
- create new activity areas on both riverfronts
- support the existing neighborhoods

- enhance the public realm.

Land Use:

The land use sirategy is intended to be highly transit-sup-
portive by placing greater amounts of employment (work-

proposed nodes
and corridors

The lower peninsula’s
urban structure will b
preserved and enhanced.

| Stable corridors
&i} and nodss.

J Corridors/ nodes for
R intensification.

ers), fourism {visitors) and housing (residents) within proxim-
ity fo existing and potenfial transit corridors. The future land
use recommendations also reinforces the urban structure.

Litfle change is anficipated in the predominantly residential
areas occupying the majority of downtown, designated low-
intensity neighborhood. The corridors (transitional areas)
and the redevelopment areas are designated medium- and
high-intensity mixed-use and are expected to accommodate
a broad range of land uses. Focal points indicate key loca-
tions where particular consideration to urban design or
architectural elements is intended to create landmarks.

Built Form:

The city’s character can be reinforced by ensuring the
integrity of each new building. Buildings that fit into the his-
foric city fabric have a number of specific characteristics.
While there are excepfions, structures are relatively small in
scale. Heights are relatively low. Active uses such as living,
retail or office space are located at grade level or just
above, Buildings have minimal setbacks. Parking is gener-
ally incorporated on street or in small driveways. In short,
the city is comprised of buildings that occupy much of the
lot, frame the streets and parks, and remain ot a relatively
consistent, low height. The effect is an intimate, pedestrian
scale and unique environment.

Stable industrial

Low intensity
neighborhood

High-intensity,

mixed-use

Medium-intensity,
mixed-use

Major open space

A number of issues have arisen that significantly impact the
design and feel of new development. Recommendations
aim fo extend the character of the historic city info new
development:

- new development should express the fine grain and
small-scale of the city,

- design and construction strategies should focus on pre-
serving vitality at-grade where possible, while respect-
ing FEMA flood plain regulations that generally prohibit
active uses from being located at street level,

- on-site parking requirements should be reduced to
encourage aclive uses at grade,

- density restrictions on residential buildings should be
reduced along transit corridors in order to allow for the
type of density appropriate for downtown development,

- the excellent heritage preservation efforts in downtown
should be extended to apply to the lands north of Line
Street which will soon be under pressure to develop.

Implementation:

The implementation strategy ensures that downtown's evo-
lution embodies the Plan’s principles and achieves its physi-
cal, economic and social objectives.

Proposed land use

The distribution of uses jargely
does and will continue to
relate directly to the lower
peninsula’s urban structure.

3
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A vision for the lower peninsula

Transition areas

Redovelopment areas 'ﬁ":’é i

Stable corridors

Stable neighborhaods R

The historic spine of the
poninsula, the Upper
King/ Mosti 0

will be strengthened with
improved transit and infill
development.

Cross peninsula trails will
connect to Riverwalks.

Upper Lockwood will
contain new employ-
ment

uses such as

corporate headquarters
and high tech research
and development.

Brittlebank Park will
be extonded south.

MUSC plans to expand
its facilitios.

Public access to the Ashley
River will be improved.

Lower Lockwood contains
infill housing opportuni-

tios as well as the chance

to i y
the public space at the
water’s sdge.

The Marshes could b

1S -, :
‘King/ Meeting

study area

an ecological park or fishing
pier.

The removal of the Cooper
River Bridge will create the
opportunity to knit the East
Side neighborhood together
with new housing.

The Federal Building site, one
of the most prominent on the
insula, could

date a major new public use
and housing.

Upper Concord neighborhood
and Union Pier will mostly
contain new housing and
office |

ties with significant new open
spaces.

Diverse, resident-oriented
growth is encouraged on
Markot Siroet.

Corridors below Calhoun
Street will remain stable.

Growth will be directed away
from the city’s neighborhoods.




Proposed organizational structure

Charleston Downtown
Partnership

Business /
Development
Institutions

Community

Downtown (Staff)
Coordinating
Commitiee

Design Center

The implementation strategy is grounded in Charleston’s
strong culture of collaboration and consensus building,
bringing key sectors of the community together to work to
downtown’s benefit. The essential elements of the strategy

a program of tasks including special area plans, design
review of specific development proposals, review of
capital spending priorities, and community outreach
programs, preparation of a housing master plan, and,

are;

consensus around the vision: by the community, includ-
ing city government, residents, developers, londowners,
retailers and institutions,

an effective organizational structure: The Downtown
Plan has stressed a comprehensive, collaborative
approach to managing the lower peninsula’s future.
Three opportunities are proposed to link interests and
issues together:

- a Charleston Downtown Partnership to ensure collab-
oration between the city, the private sector and the
community,

a Design Center, as currently being contemplated by
the city, to assist the community in developing and
implementing an urban design vision,

a Downtown (Staff) Co-ordinating Committee to for-
mulate strategy, design initiatives and review propos-
als,

a cultural facilities master plan,

- pursuit of additional funding opportunities from other
levels of government and private foundations,

- confinved community outreach through education, par-
ticipation in downtown partnership and working com-
mittees.

These fundamental elements can be readily put into place,
ensuring that the process of managing the peninsula’s evo-
lution for the betterment of its residents and business peo-
ple begins today.

The Charleston Downtown
Partnership would include
representatives from resident and
business interests who would work
with senior city stoff and the newly
created design center to implement
key downtown initiatives.

Executive summary

The Churicston downtown plan .
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Success has
brought tensions
as more and
more people and
cars compete for
the restricted
amount of space,
particularly that
below Calhoun
Street.

_..-I‘ .
Jdntroduction

Charleston is recognized as one of North America’s most
vibrant, livable cities. The agreeable climate, historic build-
ings, the exceptional gardens and public spaces, combined
with its warm hospitality and cultural activities create an
unparalleled setting for residents and visitors. In recent
years, the city has had an economic resurgence that has
enhanced the prosperity of many downtown residents.

However, success has also brought tensions and conflict
between competing interests - residents, visitors, students
and businesses. At the leading edge of city management,
Charleston has established many successful initiatives to
deal with tourism, student, and parking issues. However,
as the adtivities of downtown’s many inhabitants and visi-
tors increasingly overlap, there is the perception that the
quality of life and the experience of downtown is potentially
compromised.

The study focuses on the
downtown or lower
peninsula, the area below
Fishburne Street and the
Crosstown Expressway.

However, the entire peninsula

and city region was consid-
ered in assessing conditions
and developing recommen-
dations.

el
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Yhe Charicston downtown plun

The Downtown Plan is built

upon an understanding that the
lower peninsula comprises three

distinct types of areas:

The lower peninsula - the downtown - is now at a critical
juncture. Creation of a downtown plan provides opportuni-
ty for citizens of Charleston to pause and reflect on future
directions for this central portion of the city. The preserva-
tion of quality of life in the face of increasing pressures for
growth is of paramount importance in this deliberation.

In fact, the debate is not between preservation and growth.
They can both occur. Charleston is now “on the map.” lts
uniqueness and quality of life ensure that it will continue to
be in demand as a place to live, a place to work and a
place to visit. Growth pressures will continue, a positive
attribute for any city to thrive economically, socially and
culturally. The key issue becomes one of managing the
demond and directing the growth.

Strategic growth management provides an opportunity to
deflect growth pressure from where it causes the most fric-
tion to areas where it can bring the most benefits. The
Downtown Plan provides guidance by identifying oreas that
can accommodate new development and those areas that
should be protected. By directing growth, the Plan seeks fo
reinforce downfown’s primacy as a cultural, economic, and
administrative center, fo foster a viable, healthy city fabric
throughout the downtown, and fo strengthen the vitality of
downtown neighborhoods. :

in transition and...

The Downtown Plan recommends a balanced and coordi-
nated strategy over the next fwenty years. The key is in o
collaborative approach that transcends the boundaries of
individual issues and neighborhoods to address the down-
town holistically. The downtown's limited supply of available
land is extremely precious. Charlestonians must work

- together to ensure a positive future for the downtown and

to preserve its quality of life.

Approach

The Downtown Plan establishes parameters to guide future

. development, anticipating both private sector investment

and public investment in infrastructure. The plan does not
make rigid recommendations for specific uses and build-
ings. Rather than being a regulatory document, it aims to
provide an interpretative framework within which individual
decisions can be made, allowing for flexibility and creativi-
ty. Similarly, the plans and drawings show intent and overall
objectives rather than hard and fast requirements.

The Plan sets out a vision rooted in an understanding of
the historic role played by the downiown in the economic,
cultural and social life of the region and of the opportuni-
ties to strengthen that role. Key to the vision is an under-

redevelopment areas.

standing of the existing physical fabric of the city, and in
particular, those elements that have successfully defined
Charleston.

The lower peninsula comprises three distinct types of areas:
areas thot are physically infact and relatively stable, such as
the residential neighborhoods that are not suitable for
maijor change; oreas that are in transition with some
opportunities for infill and redevelopment, such as the
Spring/Cannon or Calhoun corridors; and major redevel-
opment areas where significant opportunities exist to
accommodate new growth, the Cooper River waterfront
being the largest of these areas. This characterization
underpins the vision for the future.

The Downtown Plan is a living, flexible document that can
be readily operdfionalized and used as a basis for targeting
inifiatives and responding to proposals. Its implementation
builds upon existing city resources, involving the collabora-
tive efforts of al! sectors of the community and the creation
of new forums. It addresses holistically the economic,
social, and physical opportunities and challenges that pres-
ent themselves in Charleston’s downtown core.

The Downiown Plan focuses on the area of the peninsula
south of the Septima Clark Expressway, the Crosstown and
Fishburne Street. This area was selected because of its




Waterfront Park is a
nationatly acdaimed
<ity initiotive that
builds upon and
extends Charleston’s
Battery walk. It
gives locat and
regional residents
new access o the
water. New housing
and institutional
development will
soon complement
it's western edge.

more urban character. However, the issues and opportuni-
ties extend well beyond the Crosstown. When neighbor-
hoods, commercial activities and institutions lie in such
close proximity, their existences are very much infertwined.

Ultimately the Downtown Plan will form part of the update
to Charleston 2000, the city’s Comprehensive Plan, due to
be completed in 1999. It is informed by the wealth of
excellent work undertaken by the City of Charleston over
the last decade, including the 1989 Calhoun Street
Corridor Study, 1994 Tourism Management Plan and the
1998 Update, 1995 Town and Gown Technical Report, the
1995 CHATS (Charleston Area Transportation Study) Long
Range Public Transportation Plan, and the 1995 Charleston
Bikeway and Pedestrian Plan, the 1998 Spring and Cannon
Corridor Plan, and the 1998 Visitor Accommodation Study.
It also provides input into the ongoing Downtown Parking
and Traffic Study that is due to be completed in late 1999
which will update the 1982 Troffic and Parking Study.
Strategies and policies from these plans are still in place
except where the downtown plan proposes an alternate
approach.

The Downtown Plan is divided into four sections:

The Vision describes a goal for downtown Charleston
that builds on its historic armature and sets out the princi-
ples that underpin it.

Managing Growth and Achieving Balance outlines
the kind of growth that should be accommodated. It also
draws out common themes and solutions from the many
excellent existing initiatives that aim to achieve balance
between competing demands as growth occurs.

Directing Growth to Reinforce the City’s
Character analyzes the urban structure and opportunities
to preserve and reinforce it, while strategically directing
growth fo key portions of the lower peninsula. It also exam-
ines challenges to be faced in ensuring the architectural
integrity of future development. Case studies provide an in-
depth andlysis of areas where change is anticipated, based
on the principles underpinning the plan's vision.

Next Steps outlines the broad strategies for implementing
the Downtown Plan. The goal is to put in place an appro-
priate operational structure to implement a comprehensive
approach to managing community development issues.

Sponsored by the City of Charleston Department of
Planning and Urban Development, the Downtown Plan was
produced by a multi-disciplinary team that included key
members of the client group. The team was led by Urban
Strategies Inc. (USI), urban designers and planners.
Development Strategies Inc. (DSI) was responsible for the
economic and market analysis, the findings of which are
incorporated into Part | and contained in their entirety in
Part 2. SBF Design of Charleston provided architectural
expertise and invaluable Jocal insight.

The team also included representatives from the City of
Charleston Department of Planning and Urban

The demands of
Twentieth Century trans-
portation are accommo-
dated in this parking
structure facing historic
Marion Square. Its retail
design reinforces the
charader of King Street
while its location rein-
forces the street’s role as
a major transportation
corridor.
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Development as well as an Advisory Committee that includ-
ed local residents, retailers, developers, landowners, and
institutions to insure that individual voices and inferests
were heard. Both the City representatives and the Advisory
Committee provided important input and feedback
throughout the study process.

The Plan was initioted by meeting with every neighborhood
and several business organizations to hear concerns and
ideas for Downtown Charleston’s future. Further opportuni-
ties to learn about the plan and offer ideas were provided
at the Farmers’ Market and through Open Houses held at
the County Library. Children, our future leaders, were given
special introductions to the plan and their voices heard
through the Summer Recreation Program. In total, approxi-
mately 1,500 people attended meetings to voice their ideas
and hopes for their community.




2.The principles

Working with the advisory committee, the community and
the client group, consensus emerged that the lower penin-
sula’s continued evolution should be guided by the follow-
ing nine principles:

Nurture inclusive, vibrant neighborhoods

Charleston’s neighborhoods - unique, charming, and inti-
mate - are the comnerstones of downtown’s success as o
place to live and visit. However, quality of life is increasing-
ly challenged by the burgeoning tourist industry, the rapid
growth of educational institutions, and rapid increases in
housing prices, among other things. Above Calhoun Street,
neighborhoods are facing displacement. Quality of life is a
priority: neighborhoods must be preserved, nurtured and
inclusive. A greater diversity of accommodation is required
fo retain existing residents and atiract new individuals and
families from a range of income levels, ages, and cultural
backgrounds.

Pursue economic diversity

Charleston’s economy rebounded strongly after the 1996
closure of the Navy Base. The lower peninsula economy
now relies heavily upon the service industry and fourism.
Greater economic diversity should be pursued to provide
residents with wider employment opportunities and to

attract new residents fo the downtown. In addition, greater
diversity will assist the economy in adapting to market
cycles and remaining strong.

Maintain downtown as the regional center of
culture and commerce

As Charleston emerges in the next millennium, it should
pursue new economic opportunities - headquarter offices,
high-technology industries and cultural acfivities — to solidify
its posifion as the regional focus of culture and commerce.
Retaining its central position within the region is a key ele-
ment in ensuring that downtown remains a viable commu-
nity where people can live, work, and enjoy a diversity of
leisure opportunifies.

Foster sustainabifity

Growth - tourism and institufional — brought economic
riches to the peninsula and sponsored new community and
culturol resources. However, growth has consequences. The
lower peninsula needs to be thought of in the context of
sustainability; management of new development should
aim to balance economic growth and diversity with quality
of life within the downtown.

Management of new development
should aim fo balance economic growth
and diversity with quality of life within
the downiown.

Quality of life is a priorily.

Reinforce the existing urban structure

The lower peninsula was defined historically by a central
north-south spine - King and Meeting Streets — and several
secondary retail corridors. These corridors form a frame-
work that supports downtown’s low-rise residential neigh-
borhoods. Although weakened in places through demoli-
tion and neglect, this armature is a valid underlying struc-
ture. Growih should be directed to vacant lands along the
retail corridors in order to strengthen them. An opportunity
exists to weave the lands above the waterfront into the
downtown structure.

Respect the grain, scale and mix of the
peninsula

Downtown Charleston is distinguished by a fine grain of
streets, buildings and spaces. The structures, civic spaces,
lanes, gardens and the mix of uses are finely woven togeth-
er info an infricate and appealing whole. The grain is one
of downtown’s defining characteristics and should be pre-
served. In the next wave of development, there may be
strong pressure fo accommodate larger scale construction
— commercial, residential, institutional, and tourism related
- to respond to emerging corporate needs and economies
of scale. To the greatest extent possible, new development
should be disciplined and broken down into a pattern of
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streets, blocks, buildings and open spaces that achieves o
grain that complements the existing city.

Ensure architectural integrity

Much of downtown'’s atmosphere and appeal derives from
a stock of sophisticated and urbane historic structures —
residential, commercial, institutional and industrial — that
frame and define an intimate and inviting pedestrian envi-
ronment. Without superficially mimicking this building
stock, its urban character still has much to teach us.
Extending this quality and character info newly emerging
areas is challenging. Increased dependence upon the car,
combined with FEMA flood plain regulations, invites the
use of the grade level for parking. Flood plain requirements
also prohibit active uses at street level in some areas. The
zoning ordinance makes it difficult to build dense, urban
structures that are compatible with the historic downtown.
These and other related issues need to be addressed to
ensure infegrity in new architecture comparable to that
achieved historically.

Encourage a balanced network for movement
Since WWII, a world-wide trend has seen cars take priority

over all other forms of transportation. The lower peninsula
is now grappling with the legacy of this trend: how to move

the cars that congest the downtown and where to park
them. The issue is all the more acute in the most historic
areas where narrow, intimate streets are particularly
stressed. With new investment planned on the peninsula, a
booming economy that will likely attract further investment,
and a growing number of visitors, Charleston needs to off-
set these pressures and find solutions that are based on a
range of alternative forms of transportation: public transit,
walking, bicycling, water-borne transit, and cars.

Use growth strategically

Growth should be directed to the areas where it will do the
most good. Economic prosperity has made a relatively
recent return fo the lower peninsula, bringing with it new
responsibilities and opportunities for all parties. As one of
the hottest residential markets in the United States and one
of the most desirable visitor destinations, downtown
Charleston is well-positioned to have high expectations for
what will or should be developed. it should be considered
a privilege to develop in downtown Charleston, one that
comes with a responsibility to give back to the community
and to ensure the highest quality development in terms of
design, materials and response to context.




The vision

Broad Street is a stable commercial and residential corridor. The
Exchange building is the focal point which marks the sireet’s
eastern end.

Like heritage cities around the world, downtown Charleston
must continue to evolve and change. In the future, down-
town Charleston is envisioned as a highly livable communi-
ty, home to a diverse population, offering a range of
employment and leisure opportunities. New uses will be
selectively targeted to benefit the downtown.

To preserve the vibrant quality of life, the Downtown Plan
recommends building intelligently on the historic armature -
strengthening the historic spine of the King and Meeting
Corridor and approaching the waterfront in key areas with-
out infringing upon neighborhoods. The sirategy is three-
pronged: infill development in the neighborhoods, repair
and redevelop the transition areas weakened through dem-
olition or neglect, redevelop newly available lands.

Vitality at grade level will be preserved in the newly emerg-
ing areoas by extending the qualities and character that dis-
tinguish the historic city and by creatively implementing the
FEMA flood plain guidelines. Balance in the community will
be achieved by developing strategies that work across the
boundaries of previous studies to address housing afford-
ability, enhanced community amenities, mitigation of the
financial impacts of growth, and enhanced public transit.

The vision for the physical form of the lower peninsula will
support:

The corridors, or spines, of the peninsula are reinforced

Corridors and nodes: Gaps along
the corridors will be redeveloped with
low- to mid-rise, dense structures and
supported by transit. Retail corridors
will be reinforced as downtown's shop-
ping streets.

The King and Meeting Corridor will
retain its role as downtown’s main
shopping street and will accommodate
new retail, housing, office and accom-
modations. The Calhoun Corridor will
be intensified from the Ashley River to
the Cooper River. Spring and Cannon
Streets, more densely developed, will
retain their respective commercial and
residential roles.

West of King Street, Broad Street is

envisioned as primarily residenfial.

Reuse of existing structures east of

King Street will create the opportunity for shops and busi-
nesses, such as art galleries, coffee shops and small
offices, which are compatible with adjacent housing.

Nodes of higher intensity public activity are envisioned
where the east-west corridors meet King and Meeting

Streets and the Cooper and Ashley River waterfronts.

These nodes, or focal points, which might include public
art, well-defined civic spaces, parks and squares framed by
buildings, will create points of interest throughout the
downtown.

Gaps along the
corridors will be

mid-rise, dense
structures and

corridors will be

shopping streets.
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A vision for the lower peninsula

The Marshes could become
an ecological park or fishing
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King/ Meeting corridor
will be strengthened with
improved transit and infill

development.

Cross peninsula trails will
connact fo Riverwalks.

Upper Lockwood will
contain new employ-
ment uses such as cor-
porate head quarters
and high tech research
and development.

Brittlebank Park will
be extended south.

MUSC plans to expand
its facilities.

Public access to the Ashiey
River will be improved.

Lower Lockwood contains
infill housing opportuni-
ties as well as the chance
to considerably enhance
the public space at the
water’s edge.
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The Foderal Building site, one
of the most prominent on the

i
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waterfront
* case'study
~ area

p la, could
date a major new public use
and housing.

Upper Concord neighborhood
and Union Pier will mostly
contain new housing and
office empl. opportuni-

ties with sigr;iﬁcum new open
spaces.

Diverse, resident-oriented
growth is encouraged on
Market Street.

Corridars below Cathoun
Street will remain stable.

Growth will be directed away
from all of the city’s neigh-
borhoods.
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The Calhoun Street Corridor, Aquarium Park and Riverwalk

Residential neighborhoods: Downtown is envisioned
as a place for families, singles and elderly to live. One of
the answers to the rising housing costs is to increase supply.
Housing in all income ranges will be created by building
compatible housing on vacant and underutilized sites
throughout the neighborhoods.

Moderately priced housing will be created in dense, mixed-
use projects along the downtown corridors: King and
Meeting Streets, Cannon Street and Calhoun Street are all
appropriate areas. Singles, young couples, the elderly, and
lower-income earners will find aftractive housing and a
range of unit sizes in three- to four-story apartments. Retail
uses at grade will animate the streets and allow many day-
to-doy needs to be met within walking distance.

The peninsula’s neighborhoods, such as Charl {above in
1982 aerial}, will be pr d from the negative imp of
growth. Affordable housing is envisioned as part of each new

development, preventing its concentration in any one area
and ensuring a diverse population throughout the down-

town. Assisted by a number of creative programs, the
African-American community is envisioned as having a
higher rate of home ownership, a key component in
addressing displacement.

Employment opportunities: Opportunities for new
employment are envisioned throughout the lower peninsula
to diversify the job opportunities and help fo attract young
professionals and families. Expansion of the MUSC and
new office development along the Cooper River are envi-
sioned as two key foci. High-tech spin-off facilities will have
the opportunity to locate where they can benefit from the
MUSC expansion. Small offices in the historic city will pro-
vide opportunities for executives and independent entrepre-
neurs. Greater diversity will make the local economy less
susceptible to economic cycles.

Transit: A greater reliance upon public transit, cycling and
walking will reduce the impact of cars on the downtown.

The eastern end of the
Calhoun corridor is emerg-
ing as an important new
public place, accommodat-
ing the new Aquarium
park. The extension of the
Riverwalk along the
water’s edge completes
the ensemble of amenities
and infrastructure. The
Upper Concord neighbor-
hood grows around the
twin foci of Concord Park
and the playing fields. All
of the new development is
low scale, in keeping with
the existing city fabric.

1. Concord Park in Union
Pier

2. Upper Concord neigh-

borh

Maritime Center

Riverwalk

. Playing fields

Aquarium

Calhoun corridor

. Aquarium lawn

Trail extension north
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More residents, commuters, and visitors will use alternative
modes of transportation, reducing demand for parking on
downtown streetfs. Shared parking structures will free up
grade level for animated uses, ensuring street level vitality.
A water toxi will transport residents and visitors between
downtown, West Ashley, Mount Pleasant and Daniel Island,
bringing greater activity to the waterfront. Visitors will be
dispersed throughout the lower peninsula spreading their
economic regenerative effect,

Quality architecture: in the future, Charlestonians will
continue to demand high quality architecture throughout

[
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N ' ol

Upper Meeting Street looking south

the lower peninsula. While not strictly historic in style, new
development will be architecturally compatible, The fine
grain of the historic city - its scale, mix of uses, pattern of
streets and blocks, intimate courtyards and gardens — wilt
be reflected in new development, extending downiown's
unique atmosphere northward. In addition, the commitment
to maintaining modest heights will be continued.

Parks: Parks and open spaces will be woven throughout
downtown, creating neighborhood hubs and opportunities
for social activity. Some existing parks will be improved,
such as DeReef Park and portions of Hempstead Square.

Transit, such as the trolley pictured, wos a key ingredient in the
creation of King Street as an imporiant retail spine. Improved
transit will help it remain so today.

There are many opportunities on Upper Mesting Street for infill
davel

and on enh: d public realm.

New parks will be at the east end of the Calhoun Corridor
ond in the Union Pier development. The Waterfront Park
will continue to serve as a standard of design excellence for
new open spaces throughout the lower peninsula.

The waterfront: The waterfront will be an integral part of
the city fabric, becoming more visible and accessible as the
waterfront trail encircles downtown, forming a loop as it
follows the path of the Crosstown.




.
h D2 2,
©
/
s e
=

The Ashley and Cooper riverfronts are envisioned as two
different kinds of exciting waterfront destinations. The
Cooper River waterfront will be brought to life by the new
odtivities af the end of the Cathoun Corridor including the
Union Pier development, containing cultural attractions and
mixed-use neighborhoods that offer housing, offices, two
playing fields and two waterfront parks. The hard edge to
this deep river will provide an excellent vantage point for
viewing ocean liners, sea birds and marine life.

The marshes of the smaller and shallower Ashley River will
be traversed by boardwalks and observation points, run-

7 A

ning north above the Ashley River Bridge and meeting up
with Brittlebank Park.

Partnerships: Through collaboration and partnerships —
between the downtown community, the city, the visitor
industry, institutions and developers - balance will be main-
tained and the community will be improved.

This is a vision of a prosperous, inclusive and livable down-
town Charleston. The lower peninsula will be, first and
foremost, a place to live, @ neighborhood, o community. It
will offer diverse employment opportunities, high quality

Lockwood Boulevard

will be the new
western face of the
~ peninsula. Office and
! \'\ ™ high-tech research
/" by uses, among other
/ uses, will be
accommodated in
/ urban buitdings
/ overlooking an
i enlarged Brittlebank
Park.

Upper Lockwood Boulevard and Brittlebank Park looking south

architecture and open spaces. With renewed commitment
to public transit, the use of cars will be diminished, helping
to retain downtown’s high quality of life. Visitors will be
welcomed from around the world. Partnerships and collab-
oration will restore balance.

o

o
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Managing growth and
achieving balance

The Charleston downtown plan
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Growth is encour-
aged in corridors
above Calhoun
Street and on indus-
trial lands.
Strategically directed
growth will stimulate
investment, restora-
tion and employ-
ment opportunities
in these areas, while
relieving pressure
for development in
the stable areas
below Cathoun
Street.

The premise underpinning the downtown
plan is that carefully directed and
managed growth will improve the
downtown’s quality of life by diversifying
the range of amenities it has to offer,
strengthening its resident base and
expanding employment opportunities.

Meeting Street, above Calhoun Street, needs rei C

gestion at Meeting and Market Streets needs to be relieved.

Strategically managing and directing growth will ensure
that Charleston’s current aftributes will sustain future eco-
nomic cycles and be preserved for generations to come.

4.1 Introduction 4.2 What new uses does Charleston

want to accommodate?

Charleston faces a series of challenging decisions. On one
hand, there is a keen sense by some that there should be
no further growth: there are already too many cars, too
many people, too many visitors, too many students. On the
other hand, many believe that the quality of life could be
improved by adding new jobs and ensuring that housing is
aoffordable for a wider range of incomes. Moreover, many
believe that some parts of the lower peninsula could benefit
from reinvestment. According to the former viewpoint,
growth should be limited. According to the latter, there may
be benefits from some growth. How can these viewpoints
be reconciled?

In fact both are valid. In some parts of downtown, namely
south of Calhoun Street, limited growth should be accom-
modated. North of Calhoun Street, there is room to
accommodate growth that could be beneficial to all mem-
bers of the downtown community. The premise underpin-
ning the downtown plan is that carefully directed and man-
aged growth will improve the downtown’s quality of life by
diversifying the range of amenities it has to offer, strength-
ening its resident base and expanding employment opporfu-
nities.

The key to the downtown plan’s success is in embracing
growth: the right kind, the right mix and in the right loca-
fions, New development should be identified, targeted, and
directed to locations where balance can be maintained and
synergies maximized. The market analysis prepared by
Development Strategies, which is the foundation for this
Downtown Plan, finds development potential in each of the
economic sectors. The question is: What new uses would
most benefit downtown Charleston?

Continued economic prosperity is essential to downtown's
quality of life. As the metropolitan area continues to grow
outside of the downtown areq, the risk is that new develop-
ment will be enticed to suburban locations to downtown's
detriment. Prosperity is best maintained by ensuring that
downtown remains the cultural, commercial and residential
heart of the region. Retaining this role requires that down-
town continue to accommodate a full range of uses: hous-
ing, office, retail, cultural facilities and accommodations.
How can odding each of these uses enhance the downtown
quality of life?

Housing: Additional housing will allow downtown
Charleston to more vigorously recoup the population lost
since the 1960s, improve the tax-base and potentially
reduce the number of people commuting daily into down-
town. It also provides the opportunity to create more mod-
erately priced housing to help retain a balanced communi-
ty, both economically and demographically.

A review of demographic trends indicates that for more
than thirty years, the peninsula experienced a significant
drop in population. Between 1960 and 1990, the down-
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Affordable housing needs to be a priority.

town population declined by about half to approximately
23,000, the number of households declined from 13,345
to 8,965 and the number of married couples with children
declined from 3,955 to 918.

The peninsula’s population shows significant polarization. It
contains some of the wealthiest and poorest neighborhoods
in the region.

In 1990, 35% of downtown households had income lower
than the federally designated poverly level. Those house-
holds were concentrated in significant portions of
Cannonborough - Elliottborough, the East Side,
Raddliffeborough, the West Side and Wraggborough.

Several of these tracts also contain some of the highest
concentrations of African Americans in the city. However,
downtown is gradudlly losing its ethnic diversity. The
African-American population has decreased by about
4,000 - 6,000 residents each census decade since 1960.
Whereas previously, the maijority of area residents were
African-American, today there are almost as many
Caucasians as African-Americans in the study area.

At the same time, there has been renewed interest in resi-
dential real estate on the lower peninsula and in fact city
statistics indicate a recapture of approximately 300 people

since the 1990 Census. This is due in part to an increasing
number of students at College of Charleston, but also due
to the city’s growing attractiveness as a place to live. Many
households with personal wealth have been drawn to
Charleston for the amenities and lifestyle. Often these are
retired persons. Others use a home in historic Charleston
as a seasonal or vacation residence.

This phenomenon has led to dramatically rising property
values, largely in the oldest and best preserved sections of
the lower peninsula, but increasingly throughout the penin-
sula. The median value of homes sold in downtown south
of the Crosstown Expressway increased by 67 percent
between 1990 and 1998, by far the most rapid rate of
increase — and the highest values - of any other submarket
in the Trident region.

These new residents, combined with growth in tourism,
have yielded significant economic gains for the community
{jobs, expenditures, and wealth) and fiscal benefits to the
city, state, and other taxing authorities. At the same time,
the rise in property values has also brought with it signifi-
cant increases in property taxes, causing severe impacts for
homeowners committed to remaining in their homes.

The creation of new housing opportunities and increasing
supply is one strategy to moderate the impact of these eco-

nomic forces. The market analysis concludes that there will
be strong demand for housing (between 1800 and 4500
units) over the next 20 years — capturing at least part of this
demand to increase supply can in itself have the salutary
effect of lowering prices or at least moderating price
increases.

Encouraging the production of alternative housing opportu-
nities for low- to moderate-income households and for eld-
erly residents will also increase opportunities for people to
remain within the community. For example, with the ossis-
tance of Low Income Housing Tax Credits, rental housing
can be constructed that includes assisted and market rate
rental housing in the same development, under common
management.

The key is to ensure that a range of housing options con-
tinue to be ovailable on the peninsula to ensure that down-
town remains a place where a diverse population can visit,
work and live ot every stage in the life cycle.

Employment: Charleston needs to selectively target new
+ employment opportunities that will diversify the market and
attract skilled young professionals to the downtown.
Diverse employment opportunities enhance prosperity and
the overall quality of life. Jobs with higher paying salaries
and advancement opportunities should be encouraged.




The Medical University of South Carolina is the largest
employer in the city.

Without selectively aftracting new development, this kind of
diversity and prosperity cannot be achieved.

The principal means to achieve a more diverse and sus-
tainable economic base for downtown Charleston is to
maintain and expand its position as a center of office
employment. The reason for this is simple. The largest
and strongest growth in the region's economy is services,
the broad category employment that includes business serv-
ices, professional services such as accounting, law, engi-
neering and architecture, hospitality, health care, entertain-
ment and dining, and domestic services. This category of
employment grew in the metro area from about 45,000
jobs in 1990 to 65,000 in 1998, a 45% increase. Health
services, restaurants, business services and the hotel sector
are projected to lead job growth through to 2,000.

Downtown Charleston has had exceptional success in rein-
venting itself economicaily. For most of this century, the
economy relied heavily upon the Naval Base, which closed
in 1996, cutting 22,000 jobs from the region. The down-
town economy rebounded remarkably well and has since,
like the region, relied heavily on the service sector.

The dramatic growth of Roper Hospital, the Medical
University of South Carolina, with its health care delivery
institutions and medical school, and the College of

Fifteen largest employers in the city of Charleston

Medkal University of South Carolina
Charlesion County Schools

Roper Hosptial (Core Allionce)
Charleston County Government

City of Charleston

Veterans Adminktration Medical Center
SCE&G

Coliege of Charleston

Bon Secours-St. Francis Xavior Hospltal
Main-Waters Management, inc.

The Post and Courier

U.S. Coast Guard

Belisouth

The Citadel

Charleston Place

- Looo 2,000

Charleston has led to further economic prosperity and
diversity in the lower peninsula as well as the region. In
addition to bringing students, patients, and visitors, these
quality institutions have brought stature to the community
and a range of jobs for residents that spans the spectrum
of requisite skills and resulting household incomes. Of
particular note is that, despite the perception that the
Charleston economy is heavily based on tourism, the
largest tourist-based employer in the city is the Charleston
Place Hotel - but it is only the 15th largest employer in the

city.

At the same time, many employees and faculty of these
employers have chosen 1o live in the historic neighbor-
hoods, thereby contributing to their restoration and value.
This economic gain has led to growth of the city's labor
force and a remarkably low city-wide unemployment rate,
just 3.1 percent in 1998. Such a low rate suggests that
there are unfilled jobs and that further in-migration can be
expected as Charleston's many amenities combine with a
strong job market to attract newcomers.

The market analysis identified the potential for some
14,000 to 22,000 new jobs within the next twenty years in
downtown Charleston. The opportunity now is fo encour-
age, and then retain within downtown, further spinoff busi-
nesses. In particular, businesses that will capitalize on the

3,000 5,000

4,000 6,000
Number o’ Employees

7,000 8,000

unique technologies and services emerging from the
research base of the Medical University, as well as diverse
supporting businesses should be encouraged. Such spinoff
businesses will help create a greater diversity of higher-pay-
ing employment opportunities to attract and retain young
families in the region. Attracting skilled workers is also key
fo aftracting better jobs.

The key employment categories to be encouraged include:
business services ranging from low intensity graphic arts
and printing to computer consulting and software design;
professional services ranging from attorneys, accountants,
engineers, and architects, to consultants of all varieties;
communications and other information technology firms;
headquarters, branch and operations offices of diverse
businesses and institutions; high technology firms, although
certain ones may require specialized facilities that incorpo-
rate laboratories within office-type structures; and leased
facilities for federal, state, county and city govermment
agencies.

Office uses: To meet some of the employment goals,
Charleston’s downtown is the ideal place to attract corpo-
rate headquarter offices, high technology and more Class
A office space. Developing an office core area will help
facilitate these goals.

Source: Metro
Chamber of
Commerce,
Major
Employers
Directory 1997
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The principal opportunity for developing the City's employment
base is o maintain and expand its position as an office center.

Approximately half to two-thirds of the 20,000 new jobs
created in the service sector since 1990 occupy office type
space, creating demand for as much as 2 to 2.5 million
square feet of office space throughout the region. Finance,
insurance and real estate {FIRE) jobs, typically has about
85 percent office occupancy and is heavily represented in
the downtown now.

There is clearly the opportunity for the city to selectively tar-
get, capture, and create a critical mass of activity of pri-
mary office functions, establish synergies and help down-
town to remain the regional focus. Growth in the office
sector will also help to retain vitality in the wide range of
uses that are supported by office jobs: restaurants, clothing
shops, cafes, copy shops, etc.

Given downtown'’s historic qualities and scale, the high rise
office towers seen in Greenville or Charlotte are appropri-
ately absent in downtown Charleston. Still, the peninsula
dominates the region’s inventory of Class A office space
ond headquarters employment. The city has aggressively
sought to maintain this position by recruiting and making
available incentives to encourage major firms such as Bell
South and financial institutions such os Nations Bank, now
Bank of America, and the federal courls to come to or stay
in downtown.,

Office space, 1998 ( square feet )

Cherleston Peninsula

Lowar N, Chorleston

Upper N. Charleston

Source:
Charieston
Metro Chamber
of Commerce

West Ashley
Summerville
Daniel island [ i
> £ § £ § § § § £
& & & & K £ 8 K

Downtown has much to offer the office-based employer
and its employees. Like most downtowns, it is the one
place in the region where face-to-foce contact between
businesses and between business and government can be
achieved quickly and conveniently. A variety of lunch
places and shopping destinations are within walking dis-
tance at lunch hour. It further offers the opportunity to walk
to work from an adjacent historic neighborhood.

The recent decision of a major law firm to depart the
downtown for a signature building in a planned business
park across the Cooper River, however, should be consid-
ered an important wake up call. While it is understood
that there were special circumstances that drove this partic-
ular location decision, it focuses attention on the need to
plan for expansion of office development opportunities on
the peninsula if higher-paying jobs are to be aftracted to
the downtown area. Failure to do so could lead to a rapid
erosion of downtown as a place of employment for the
region’s growing service sector.

With low vacancy rates and few sites readily available o
build new office space, it is very difficult for a business to
expand or relocate to the lower peninsula. Further, there is
no single area recognized and marketed as the office core
of downtown where such expansion is welcomed and facili-
tated by the city and the corporate community. The city

needs fo be proactive in attracting the office sector. The
economic analysis indicates significant potential in this
domain — between 1,500,000 to 2,900,000 square feet,
depending on how aggressively the city pursues new devel-
opment,

The economic analysis section details a number of recom-
mendations to assist in securing and expanding downtown’s
position as the dominant office center within the region.
These include: compiling and maintaining an inventory of
sites appropriate for development of office facilities; creat-
ing a high technology business incubator with a focus on
medical and bio-technologies associated with and conven-
ient to the Medical University and College of Charleston;
supporting a “world trade center” for the Charleston
region; and, within those areas targeted for office growth,
creating a pool of shared or public parking that will dimin-
ish the need for on-site parking. Chapter 7, Land Use
Strategy, identifies the areas where new office development
can most appropriately be accommodated.

Retail uses: Providing for a broader range of retail will
ensure that peninsula residents can fulfill their shopping
needs in proximity to their homes, keeping shopping dollars
in downtown and reducing the need for automobile-orient-
ed shopping excursions.




More retail olong the Upper King / Meefing Street Corridor will
provide shopping opporiunities in proximity to resident’s homes,
reducing the need for aut bile ori d shoppi: i

PpIng

The retail market has remained strong due, in large part, to
successful city initiatives and tourism. Tourism in turn is
fueled by the historic preservation efforts sponsored by the
City of Charleston and individual Charlestonians. Sales
accelerated in the latter part of the 1990s, growing at a
rate of 3.2% between 1991 and 1994 and 6.2% between
1994 and 1997. Per capita retail sales in 1998 were
roughly double the national average. This pace of increase
does not go unnoticed by national and international retail-
ing companies who diligently seek robust and expanding
markets.

Part of the success of Charleston’s “new” downtown has
been the attraction of national retail stores to locate on its
“main street”. Charleston joined many cities across the
country in its almost total departure of resident-oriented
comparison goods shopping establishments from down-
town to the greener pastures of suburbon malls. Prior to
that, the King Street shopping district had, in fact, been
anchored by several national chain stores, including
Penney, Belk, Sears, Lerners, Grants, Woolworth, and Kress.
Only with the development of Charleston Place a decade
ago did this trend begin to reverse. More recently, the suc-
cess of these urban pioneers has led to such stores os Ann
Taylor, the GAP, Banana Republic, Foot Locker and Saks
Fifth Avenue locating on King Street, north and south of
Market Street.

Annual retail sales in the city of C

$2.21

1990 1991

1992

This pattern disturbs some downtown patrons, both resi-
dents and business owners. It has meant tough competi-
tion from firms with national procurement and marketing
systems, competitors run by transient managers rather than
local business persons deeply committed to the community,
higher land values and rents, and demanding customers.

In the process, however, it has expanded the customer base
and increased the cumulative attraction of downtown as a
regional and visitor shopping destination.

As a result, downtown has retained and strengthened its
position as the region’s fashion shopping district, thus far
preventing the emergence of a competing suburban version
of a fashion mall. At the same time, local entrepreneurs
have dominated the business growth linked to dining,
entertainment, and casual tourist shopping, especially in
and surrounding the market.

A review of the market power of downtown residents and of
the existing retail facilities catering to convenience goods
{food, drug store items, hardware, and home improve-
ment), certain hard goods (furniture, appliances), and
lower priced shopper goods, suggests an opportunity for
further retail business growth downtown, aimed at serving
existing and future residents.

1993 1995 1996 1997

Of the estimated demand for an additional 500,000 -
700,000 square feet of retail over the next twenty years,
the market analysis recommends that a significant propor-
tion (350,000 square feet) should be targeted for resident-
oriented retail establishments. The goal is to discourage
residents from shopping in the suburbs and paying relative-
ly high prices for the currently limited selection of these
kinds of shopping opportunities in downtown. Local busi-
nesses should be encouraged to meet this need.

The Downtown Plan identifies appropriate sites for the loca-
fion of regionally competitive “main line” retail shopping
facilities to serve peninsula residents with medium-priced
general merchandise, furniture and apparel goods. The
market analysis suggests that these stores be concentrated,
perhaps in @ “main street” setting of 100,000 to 400,000
square feet, with conveniently located parking, in order to
most effectively create the atiributes and convenience of a
medium-sized shopping center while meeting local historic
district requirements. Special efforts should be made to
attract locally-owned stores to the center.

These retail uses should be readily accessible to the
Crosstown Expressway in order to capture patronoge from
across the Ashley and Cooper Rivers as well as people liv-
ing and working to the north and south of the Crosstown.
The Upper King and Meeting Corridor on both the north

Source: City of
Charleston
Department of
Budget, Finance
and Revenue
Collections
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Source: South
Carolina
Department of
Revenue

South Carolina accommodations tax revenues fro

$2.10

1989-90

1990-91 1991-92 1992.93

ond south sides of the Crosstown provides an ideal oppor-
tunity for new resident-oriented, clustered retail establish-
ments. These types of retail centers allow the shopper to
take care of multiple trips at one time, thereby decreasing
automobile trips.

Hotels: Within the Charleston region, especially in down-
town, an aggressive approach to economic development
led to a dramatic increase in tourism and in marketing the
preserved historic environment to the nation and the world.
At the same time, the region’s reputation grew as a vaca-
tion haven for those who seek waterfront resorts as well as
the ambience of the old town and its many quality restau-
rants, shops, and historic aftractions.

Economic success in this regard is vividly illustrated by state
tax revenues from overnight accommodations in the City of
Charleston. While relatively flat for the first four years of
the decade, these revenues have increased 70 percent in
the last five years. While Charleston has long been an
attractive vacation and tourism areq, recent trends show
the city has a dramatically improved drawing power.

The Visitor Accommodations Study, completed in 1998,
provides a comprehensive overview and analysis of visitor
accommodations in the City of Charleston. The study re-
vealed that there is significant growth projected in hotels in

1993-94

1994-95 1995-96 1996-97 1997-98

the county, however, it is overwhelmingly outside of the city.
The total number of hotel rooms in Charleston County
increased 97% between 1982 and 1997, to 10,767. On
the peninsula, the number of rooms increased in the same
time period by 85%, from 1,835 to 3,390. South of
Calhoun, the number of rooms more than doubled,
increasing from 808 to 1,728, An additional 2,468 rooms
are planned, 540 of which are in the city. Of these, only
155 are proposed south of Calhoun. The market analysis
projects that potential demand on the lower peninsula
ranges between 800 and 1,700 hotels rooms over the next
twenty years (40 - 85 rooms annually), depending on how
aggressively opportunities are pursued.

Residents have expressed considerable concern about the
potential impadis of more hotel development in downtown.
In that regard, the Visitor Accommodation Study noted that
the city does not have control over quantity, quality or char-
adteristics of hotels outside the downtown core. However,
that growth can impact the peninsula without providing
economic benefits. Accommodating some hotels has
advantages.

In particular, providing opportunities for visitors to stay on
the peninsula could decrease the volume of cars coming
info downtown and foster a pedestrian-oriented, transit-

supportive tourism strategy. Adding new hotels will allow

downfown to benefit financially from the investment and
increased property taxes. Visitors will also support local
refail and other businesses, provide vitality and adfivity on
city streets.

Accommodating more hotels must be part of a broader
strategy of selectively dispersing tourism, including hotels,
generally north of Calhoun Street and away from the
waterfront, which should remain primarily public in nature.
With this in mind, the Downtown Plan identifies appropriate
locations, such as the Upper King and Meeting Corridor,
and the new Crosstown Gateway, where tourism-related
facilities can strengthen the urban fabric and create the
vitality which arises from a diversity of uses.

More generally, however, the economic analysis clearly rec-
ommends that the focus of the city’s economic develop-
ment activities shift from tourism to higher paying, more
skilled, office-oriented employment uses, building on Char-
leston’s success while creating a more diverse economy.




Total growth targets

0-10years 10 - 20 years Totol Target

Low High  low High Low High
Employment {jobs) 6,300 9,900 7,700 12,100 14,000 22,000 14,000
Population (people} 1,800 4500 2,200 5,500 4,000 10,000 4,000
Housing (units) 900 2,000 900 2500 1,800 4500 1,800
Office (sq.ft.} _ 675,000 1,740,000 225,000 1,160,000 1,500,000 2,900,000 2,500,000
Retail {sq.ft.) 325,000 490,000 175000 - 210,000 500,000 700,000 500,000
Hotel {rooms) 600 1,300 200 40 800 1,700 800

4.3 How much growth should be
accommodated?

The rafionale for accommodating growth and the range of
market potential for each sector is set out in Section 4.2.
The range, which is based on regional economic projec-
tions, provides a framework for determining economic
development and land use policies. The low end represents
levels of development that will be attained through sheer
market forces, with litlle or no initiative on the city’s part.
The high end represents levels that can be attained with a
more proactive economic development strategy in each of
the sectors.

The critical issue is: How much of the growth can or should
be accommodated? What are the potential constraints to
development? Where should growth be directed?

On the first point, land capacity is not a constraint fo
growth. Within the transitional and redevelopment areas, it
is estimated that there are more than 100 acres of vacant
or underutilized land that could accommodate new devel-
opment. (Approximately 50% of this land lies within Union
Pier which the South Carolina State Port Authority owns and
will decide the appropriate time for redevelopment.) This is
approximately double the land area required to accommo-

date the high growth scenario over a twenty year horizon.
Significant development potential also is in the area imme-
diately north of the study area boundaries, which is equally
appropriate for revitalization. New parks are planned and
are in addition to the 100 acres of growth area.

A potential constraint to growth is the community’s sense
that the impacts of development are not yet being ade-
quately managed. The city has undertaken many excellent
inifiafives, in the domains of tourism and institutional
growth, that should be continued and monitored. Chapter
5, Achieving Balance recommends additional strategies to
augment existing initiatives. The premise underpinning the
Downtown Plan is that the impacts of development are
manageable.

A second potential constraint is the lack, to date, of a
coordinated strategy fo manage the fraffic associated with
new development. Preliminary analysis by the transportation
consultants undertaking the Downtown Troffic and Parking
Study indicates that traffic capacity is not unlimited. Without
a significant change in current travel patterns, the proposed
MUSC expansion and the full potential of the redevelop-
ment areas — the Crosstown Gateway and the Cooper River
waterfront — may not be redlizable.

Ongoing monitoring is required. As well, transportation
demand management strategies should be immediately
implemented, including car pooling, flexible work hours,
maximum parking requirements for new development, and
a land use strategy that maximizes potential transit riding.

Appropriate development targets

Because of these constraints, the Downtown Plan recom-
mends the lower end of the market potential: 4,000 more
people, 14,000 more jobs, 1,800 more houses, 500,000
square feet of additional retail space and 800 additional
hotel rooms over the next 10 to 20 years. The exception is
the office sector where a more ambifious economic devel-
opment strategy should be adopted to diversify employment
opporiunifies. A target of 2,500,000 square feet of new
office space is appropriate.

Accommodating growth in downtown within the ranges
identified above has the potential to improve the quality of
life. The challenge will be to reap the benefits for the
downtown, without the community incurring impacts.
Strategies to manage these impacts and restore balance for
the residential community are outlined in the following
chapter. The appropriate distribution and land use policies
to guide implementation of new development are con-
tained in the subsequent chapters.
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Within the transitional and
redevelopment areas, it is
estimated that 100 acres
of vacant or underutilized
land exists that could
accommodate the fargeted
growth scenario over a
twenty year horizon.

Six areas comprise those
100 acres.The potential
allocation of this growth is
depicted in the pie charts.
New parks are planned
and depicted in Section 6.

ideally, growth should be
distributed to strengthen
the Crosstown Gateway as
a mixed use employment
area and much of the
Cooper River waterfront
as a mixed-use

but predominantly
residential neighborhood.

Much of the retail growth
should occur in the Upper
King / Meeting corridor.

The Cooper River Bridge
area and Lower Lockwood
will contain infill housing.

Hotels, with the exception
of two in the Cooper River
redevelopment area, will
be north of Calhoun
Street.

% New institutional / office
growth will occur

in the hospital district,
associated with the MUSC.
This growth is in addition
to that which could be
accommodated on the 100
acres of vacant or
underutilized lands.
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Proposed distribution of growth in transition and redevelopment areas
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5.Achieving balance

5.1 Introduction

The previous chapter presented a strategy fo ensure contin-
ved prosperity and a high quality of life. Before considering
- in chapters 6 and 7 - where growth should be directed,
this chapter identifies strategies for maintaining balance
and preserving downtown quality of life as growih occurs.

Charleston is at the forefront of cities dealing with growth-
related quality of life issues, forming the basis of its reputa-
tion for progressive leadership, a committed community,
and cutting edge initiatives. The Tourism Management Plan,
the CHATS (Charleston Area Transportation Study) Long
Range Public Transportation Plan, the Town and Gown
Technical Report, the Parks Plan and the many housing pro-
grams are each excellent initiatives. Thus far, while success-
fully addressing the issue at hand, each study was inde-
pendent.

Building on existing initiatives, there is now an opportunity
to work across the boundaries of previous studies, address
shared issues and develop far-reaching, common solutions.
As more housing, office, retail and hotels are targeted, five
broad strategies should be pursued to ensure that balance
is maintained and to ensure that growth contributes to

downtown in @ way that will improve the quality of life. The
five strategies are to:

- increase housing supply and affordability in downtown,
- improve neighborhood and community ameniies,

- develop mechanisms to share the impact of growth,

- reduce the reliance on cars,

- mitigate the financial impacts of growth.

Cumulatively, these strategies aim to ensure and preserve
the quality of life for residents and downtown as a viable
community.

5.2 Increase housing supply
and affordability

A strong sentiment exists that rapidly increasing housing
prices are marginalizing the existing community in down-
town Charleston. Housing is purchased as vacation homes,
diminishing the sense of continuity and commitment among
neighbors and neighborhoods. Young families and profes-
sionals are finding it difficult to afford housing, resulfing in
a skewed population profile. Increased housing prices
result in higher property faxes, which burden long-time resi-
dents of the peninsula and exacerbate gentrification pres-
sures in existing neighborhoods.

The City of Charleston is doing an excellent job through a
number of initiatives to provide housing for a wide range of
people, particularly for persons with lower-incomes. The
Downtown Plan aims to increase housing affordability in
downtown by increasing the supply and diversity of housing
available for homeownership and rental purposes. There
are excellent examples of new larger scale rental develop-
ments in a number of older cities (such as Quality Hill in
Kansas City or Westminster Place in St. Louis, among many
others) that could provide models for the lower peninsula.

5. Achieving balance
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30% Monthly income available for housing

1999 income
Moderate $ 1,808.00
Low J 864.00
Very low $ 540.00

Source: City of Charleston Department of
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In order to prevent isolation of various income levels into
any one part of the downtown, the Downtown Plan also
seeks fo increase the mix of housing types throughout the
downtown. The overall objective is to ensure that the lower
peninsula can accommodate and house the full spectrum
of population and income groups, in order to maintain the
downtown as an authentic and diverse community - a
place where “real” people can live.

The Downtown Plan addresses housing generally. Upon
completion of the Downtown Plan, @ separote Housing
Master Plan should be completed to explore additional
mechanisms and programs for providing and financing
housing at all income levels, but particularly for lower
income earners. Housing is a complex and highly special-
ized issue that needs fo be examined in detail.

The following goals and objectives broadly address hous-
ing issues:

The narrow stroets and compact nature of the peninsula make
bicycles an ideal form of fransportation.

8 Increase the supply of affordable
Goal: S
housing.

Explore innovative mechanisms for financing afford-
able housing.

Charleston should continue to explore innovative mecha-
nisms for financing affordable housing, including some of the
options identified previously in Charleston 2000, These
sirategies seek to facilitate and encourage the creation of
affordable housing by the private sector, through combina-
tions of incentives and/or affordable housing requirements.

For example, Charleston has established an affordable hous-
ing trust fund to support affordable housing programs.
Contributions are being made from the City capital budget
as well as from cash-in-lieu contributions from linkage or
housing agreements.

In addition, small increases in density could be allowed as
an incentive to provide affordable housing. Special tax poli-
cies or districts could be created in which local property tax
or state income tax could be abated as an incentive for
developers to provide affordable housing. Finally, develop-
ment charges, application fees, and other charges could be
waived in order to reduce the cost of constructing affordable
housing.

The existing rail corridor right-of-way should be preserved in
icipation of a rail rk b d and
Summerville.

Incorporate affordable housing into market rate hous-
ing projects.

Each new housing development over a certain size {for
example 20 units) should incorporate a cerfain percentage,
perhaps 20%, of affordable housing. If required through zon-
ing regulations, affordable housing can be created through-
out downtown. The goal is to ensure that a full range of
income levels can live in each neighborhood. Studies show
that the value of market rate units located near subsidized
housing units is not negafively impacted. In foct, neighbors
often cannot tell which units are market rate and which are
subsidized.

Affordable housing could be provided through the
Depariment of Housing and Community Development and
the Housing Authority among others, as is the current prac-
tice, or as intri lly affordable (smaller) units by private
developers. Affordable units will provide housing options for
households with fewer people, students, young couples, and
the elderly - potentially freeing up existing larger housing
units for larger families.

As part of a multi-pronged sirategy, the Housing Authority
might consider the development of projects that include
some market housing {potentially ot subsidized prices). Such
programs have been tried successfully in other American
cifies such as Milwavkee, where new market housing on city
property has helped create a diversity of income levels and




The changing senior citizen population (65+)

1980 1990 % change
Tri-County 29,694 43,470 46
Downtown 5,895 3,442 42
Total 34,589 46,912 44

190 St. Philip Street is a good example of neighborhood infill
apariments.

494 King Street is o medium i ity, mixed cial build-
ing. Similar uses are r ded for the Calh corridor.
Apartments on upper floors could house students or other appro-
priate populations.

revitalized an existing residential neighborhood. The pro-
ceeds of morket rate sales are designated for construction of
new affordable housing. Collaboration with market rate
housing developers may help facilitate such development.

not afford 1o own a home, providing a flexible and often
lower cost form of housing. Some people simply prefer rental
housing as a lifeslyle choice. A well-planned rental develop-
ment with effective management can successfully contain a
mixture of both market rate and assisted, offordable units,
helping to diversify the housing stock.

feyH Increase the rate of homeownership for
i low-income residents

Vigorously pursue existing programs to create
affordable housing and increase the rate of home
ownership.

Consider revising standards to facilitate affordable
housing. i .
Encourage mixed use development, smaller units, and
higher density buildings.

Density stondards, site standards and the extraordinary costs Charleston has numerous programs and initiatives aimed at

5. Achieving balance

of maintaining an historic properly are a few of the factors
that discourage the creation of affordable housing. Renewed
collaboration between the housing providers, the Board of
Architectural Review (BAR}, Board of Zoning Appeals (BOZA)
and the preservation community should focus on a set of
alternative standards for affordable housing projecs. For
example, the East Side Design Guidelines endorse the substi-
tution of v-crimp metal roofing as a replacement for a stand-
ing seam metal roof. The template must ensure thot neigh-
borhood fabric and architectural integrity is maintained. The
zoning ordinance should be studied and revised to support
continued affordable housing efforts.

Dedicate city resources for creating affordable housing.

The proceeds from the sale of city properties, such as those
in the vicinity of the Maritime Center, could be put toward
the construction of affordable housing throughout the lower
peninsula. In particular, areas subject to gentrification could
be torgeted fo assist residents to stay in their neighborhoods.

increasing the supply of housing for low and moderate
income families and for increasing their rate of home owner-
ship. These programs focus on providing low-interest mort-
gages, loans to rehabilitate existing structures, developing
and managing an affordable housing stock, and fostering
partnerships with financial instifufions and churches. The City
of Charleston, the Housing Authority, federal and state gov-
emments and several non-profit agencies are all involved in
and sponsor these programs. These programs should be
continued and bolstered through additional government
and/or private funding initiotives.

(€LLIH Create more mid-priced housing

Create more rental housing.

Rental housing is an attractive housing option for many peo-
ple. It is appropriate for individuals who do not want or can-

Smaller units that are incorporated into mixed use or higher
density projects are inherently more affordable, by virtue of
economies of scale, and reduced per unit land price. Smaller
units are appropriate for segments of the population such as
students, young professionals or empty-nesters who are at o
point in their life with more minimol housing requirements.

The zoning ordinance could allow that in some instances, the
creation of smaller units be deemed as fulfiliment of the
affordable housing requirement, so long as steps are concur-
rently being undertaken to ensure that an appropriate num-
ber of family-oriented affordable housing opportunities are
being created. Higher intensity is proposed in several strate-
gic locotions (described in Chopter 7), however it must be
developed in low- to mid-rise forms to be compatible with
the existing city.

The Charieston downtown plan
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Over the next twenty
years, residential
development should
be targeted through-
out downtown,

Twenty year residential targets

number of unifs
King / Meeting 400
Crosstown Gateway 200
Cooper River 715
Corridors 368
Lockwood 100
Total 1,800

Create more housing for seniors downtown.

Although senior populations are increasing nationally and
regionally, the senior population in downtown decreased
42% between 1980 and 1990. Reasons for this trend are
numerous, including: cost of housing, the perception of safe-
ty, difficulty in finding housing on one floor without stairs,
and the fact that there are only two targeted senior housing
developments downtown. To the greatest extent possible,
seniors should be mixed in with all age groups to assist them
to remain vital, active and integrated with the community.
Smaller, ground floor units or units accessible by elevator are
appropriate. Where housing specifically geared towards sen-
iors is required, affordable housing funds should be dedicai-
ed fo this purpose. Appropriate sites should be identified
throughout the downtown.

(L Ensure the long term housing supply

Identify and preserve sites for new housing.

identifying sites for new housing units will ease tension
between supply and demand, help contain the rapid escala-
tion of housing prices, and help downtown retain its ability to
house a broad spectrum of income and age groups. Such
sites are recommended in Chapter 7.

Downtown needs to offer amenities and a quality of life that are

ities.

competitive with sur ling suburban

(e11:1] Establish housing targets

To ensure that housing is not eclipsed by commerciol devel-
opment, minimum residential fargets should be developed.
Targets might be infroduced on an area-wide bosis, especial-
ly for areas where significant development is anticipated,
notably the redevelopment and transition areas.

Housing targets can be achieved in a number of ways. The
City can simply monitor the residential/commercial bolance
in target areas and only intercede if the situation warrants it.
It the current interest in new residential development persists,
free market forces may tead to the development of additional
housing.

If more asserfive action is required, the zoning ordinance can
address the issues in a number of ways: individual sites can
be required through zoning regulations to provide a mini-
mum residential development. As regular assessments of this
twenty year plan are undertaken, the levels of current and
desired housing development can be reassessed. Appropriate
rezonings can be recommended at that time.

5.3 Improve neighborhood
amenities and facilities

To retain the existing population, attract new families and
recapture lost population, downtown needs to offer ameni-
ties and a quality of life that are competitive with surround-
ing suburban communities. Schools, cultural facilities, parks
and open spaces, insfitutional boundaries, and enforce-
ment of zoning ordinances are all crifical to ensuring the
quality of life for residents in the neighborhoods. The fol-
lowing goals and objectives address these issues:

(eLlIR Improve the public schools

Strengthen the public school system.

Public schools form a fundamental part of the community
and are an intrinsic and crucial element in retaining down-
town's existing population and attracting young families back
to the downtown. Good public schools can also leave a
family more income for housing. The quality of public edu-
cafion is a key element in attracting new businesses to down-
town Charleston. Schools also perform a vital function in the
neighborhoods, acting as centers of community aclivity
beyond education.




Public schools form a fundamental part of the community and are

an intrinsic el in 9

and attracting young families back to the downfown.

Issues of education are largely beyond the scope of the
Downtown Plan. However, it is clear that the public schoo!
system should be strengthened through enhancement of cur-
riculum and renovation of existing physical facilities. The
school system needs adequate funding, safe and healthy
facilities. The construction of a new building for the Burke
High School is an important step in improving education
facilities. The Chisholm Street school remains an appropriate
site for a number of uses, including an elementary or middle
school. The opportunity exists to physically augment this site
with the land associated with the adjacent Armory property.

The success of the Buist Academy is indicafive of the magnet
school potential o keep students within the public school sys-
tem. New magnet schools could be created provided they
are developed for peninsula students. The potential location
of a downtown upper level school of the arts would also be
an asset fo downfown.

Continue initiatives aimed at involving the community.

Mentoring programs, involving the community and local resi-
dents, are an important means for improving public school
quality and should be pursued. Other programs that involve
the community o improve schools should be explored. For
example, the resources of the neighborhoods, churches and
schools could be organized for community workdays, fix-up
projects, and reading 1o children. Community workdays
should focus around adults and children working together.

The four open spaces ot the il of Columbus and A
Sireots are at the hoart of the East Side neighborhood. They are
also the front door 1o a city school, the Trident Technical Coliege,
and Joh and Wales Universil i in the open
spaces would hen the d and these instituti

y. Now
: ahborh,

Position schools as the neighborhood hub.

Schools should be the hub of the neighborhood. Open after
hours, they can accommodate after school programs, child
care, clinics, and adult education. The family resources cen-
ter could potentially offer services such as adult literacy,
employment and computer training.

The public transit system should support schools as the
neighborhood hub. Special passes should exist for children,
youth and families. Transit hours should cllow for after-
school programs.

(el Iimprove open spaces

Update the parks master plan.

Parks and open spaces are an important element in making
downtown an afiractive and comfortable place to live. The
parks master plan needs to be updated to assess all the
existing parks and opportunities for new parks. Given the
limited space available, all available park space in the
downtown is precious. Maximum advantage must be taken
of every opportunity.

The parks plan should identify opportunities for passive and
active open spaces that meet the broad community needs (as

identified ideally through resident surveys) and are closely
connected with the neighborhoods. Active parks should
include opportunities for small children {iot lots, playgrounds)
as well as for older children (sports fields, baseball diamonds
and indoor swimming pools). The plan could identify oppor-
tunities for creating parks with themes: bird waiching, horti-
culture, environmental interpretive center or trail, playing
fields, etc. The Pian should evaluate indoor recreational
opportunities such as bowling and skating. Both large and
small parks are desirable.

With this in mind, the parks plan should aim to achieve a
number of specific objectives including:

- Identification of opportunities for new parks.

Opporiunities for new parks, parficularly active ones, should
be identified within the downtown. New parks might form
part of major new developments. They might also be created
from existing vacont sites. Small parks can be just as effec-
tive and useful as large parks. For example, small parks
along King Street could provide respite for shoppers and
sightseers. The land by Bits of Lace, just south of Market
Street, is an ideal opportunity for such an urban pocket park.
Small commercial pocket parks have a long tradition in
many urban areas. Paley Park in New York City is an excel-
lent example.

The dosign and
siting of new
davelopment on
Lockwood Boulevard
above Spring Street
should address the
proposed open
space across the
street.
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Schools and open spaces for children play an important role in

Now institutional dev

blished growth b jos.

neighborhood life. Opportunities for joint use b 1!
facilities and educational facilities should be maximized.

- Improvement fo existing parks.

Emphasis must be placed on improving existing park facili-
ties. Diverse child-friendly equipment and programs should
be provided. For example, some water fountains and park
benches need to be lower. In some cases landscapes need
rejuvenation. Multi-purpose buildings should be built or ren-
ovated in selected peninsula parks.

Parks also need to be made safer and cleaner. Physical
improvements that can enhance safety and amenity in parks
include improved view corridors from adjacent streets, light-
ing, and landscaping treatment. Dereef Park is a case in
point. The park, recently constructed, lacks visual access
from the street and is located in close proximity to an unap-
pedling hotel, making the park uninviting to local residents.

Improvements in landscaping to create more direct sight
lines, lighting, and equipment could al! help to create a safer
environment. Reconfiguration of the park and adjacent
lands, as well as additional points of access, would also help
to make it feel safer. For example, the purchase of the land
on the south side of Morris Street, the former Simonton
School site, for use as a park could help to bring more peo-
ple into the area and make Dereef Park more desirable.
Purchase of the site on the north side of Morris Street, cur-
renily owned by the Brooks Motel, would diminish the sense
of isolation and help to improve the sense of safety.

- Creation of a recreation complex.

Perhaps one of the most difficult elements to create in the
downfown, given the limited space, is a large recreational
complex fo provide adequate active open space.
Accommodating a large recreation or district level park with-
in the intricate fabric of downtown is not likely, nor even
desirable from a physical perspective. A more realistic strate-
gy is to develop several small recreational facilities in close
proximity to create, in tolal, a recreational complex.

Two recreation complexes exist downtown but need to be
better integrated. On the West Side, the Arthur Christopher
Gym, Herbert Hassel Pool, Harmon Field and Jack Adams
Tennis Center serve as a complex. On the East Side, the
Julian Devine Recreation Center, Martin Pool and Park and
the future Marshes East Park can serve as another complex.
These facilities should be evaluated to determine what can
be improved to create a complex. For example, looking to
better connect these facilities wos suggested by summer
recreation program children who need o cross the City Gym
fo the Herbert Hasse! Pool.

- Maximize the potential for joint use between
recreational / educational facilities.

Given the limited space available on the peninsula, the
potential o create a school and recreation area should be a
key criteria in selecling new school and open space sites.

elopment should be sensitively inserted within

Ongoing monitoring is
essentidl in ferms of park-
ing enforcement, student
behavior, and student
occupancy.

For example, a relocated Burke High School provides the
opportunity to create quality education accessible to local
residents while improving community open space facilifies.
One proposal is to undertake a land exchange with the city
and build the new school on a portion of Harmon Park,
relinquishing the existing school site fo recreation purposes
upon completion of the new school. Focusing on highly visi-
ble sites, the District 20 Steering Committee has identified
several other possible sites.

Il Continue cooperative efforts to enhance

institutional - neighborhood relations

Reiterate and adhere to institutional boundaries.

The issues related to institutional boundaries and infrusion
into neighborhoods are amongst the most contentious. Both
the College of Charleston and the MUSC have established
growth boundaries, which must be adhered to and enforced
in order fo provide certainty and to lessen conflict between
institutions and residents.

Undertake a multi-institutional master plan exercise.

Given the limited space available in downtown, it is impor-
tant to make the most efficient use of all resources. The
MUSC is in the midst of complefing a plan to accommodate
its proposed expansion. The College of Charleston is about
to begin such an exercise. However, there is litle coordina-




fion between the various institutions and therefore little
opportunity for sharing of resources and facilities.

A coordinated planning exercise should be underiaken to
make the most efficient use of neighborhood resources,
including shared parking, as suggested in the Town and
Gown Technical Report, housing, recrectional, and educa-
tional facilities. It will also provide the basis for continved
collaborafion with the City, the Town and Gown Commitiee,
ond area residents. All of the institutions - College of
Charleston, MUSC, Trident Technical College, and Johnson
and Wales - should be involved in this exercise.

Johnson and Wales University may potentially relocate out-
side downtown. Should this occur, an opportunity exists to
accommodate Trident Technical College in the city.

However, Johnson and Wales' location on the peninsula pro-
vides at feast two important benefits. First, the University is an
important employer. Second, the downtown location permits
students to walk, bike or use transit to commute from home,
to school and to work. The city should work with Johnson
and Woles to find a campus on the lower peninsula that is
suitable to both the University and surrounding community.

Continue efforts with landlords and students.

The quality of student housing greatly impacts the quality of
life for local residents. The city and insfitutions should work
collaborafively with absentee property owners and landlords
to ensure the maintenance of the rental housing stock in

Josoph P. Riley Jr. Park

downtown. The intent is to ensure safe, comfortable and
affordable housing and encourage rehabilitation through
loans, grants, and code enforcement.

Landlords should be held more accountable. The Downtown
Plan recommends that the City explore the feasibility of occu-
pancy permits, renewable every year. Infractions to noise
ordinances or the housing code could be registered against
such permits. Upon renewal, permits could be withheld from
landlords until infractions are remedied. Altematively, the
College of Charleston could implement a housing contract
fo be signed by all students and landlords as a condition of
enrollment. Alternatively, the College of Charleston could
implement a housing contract fo be signed by all students
and landlords as a condition of enrollment.

Ongoing neighborhood and education progrems should aim
fo teach students to be good neighbors. Students should also
be encouraged to parlicipate in the Town and Gown
Committee.

€LEI]  Bolster enforcement of City ordinances

Ensure enforcement of ordinances.

The enforcement of existing ordinances will make the neigh-
borhoods more comfortable 1o live in. Both the Town and
Gown Technical Report and the Tourism Management Study

The 5C Aquarium (under construction)

..

recommended a number of ordinances to improve residents’
lives. The ordinances, related to students and their behavior,
are enforced by city police and the College of Charleston.
The collaborative effort ot managing impacts has had posi-
tive results. For example, in the period since the first Tourism
Management Plan, bus tour activity in downtown has
declined, while walking tours have increased.

Ongoing monitoring is essential - in terms of parking
enforcement, trash pick-up, student behavior, student occu-
pancy, and sanitation - to ensure that improvements continue
and new issues ore addressed. In particular, 24 hour parking
enforcement should be introduced in conjunclion with the
extension of residential parking permits through out the day
and night.

Improvement requires enhanced commitment from the city to
enforce existing ordinances and / or the development of new
ones as required. The convening of a Tourism Forum every
year is a positive move in this direction. The proposal to limit
bar hours to 2:00 am in areas adjacent fo residential neigh-
borhood should be explored and evaluated. Ultimately, the
city must be responsible for coordinating efforts related to
enhancing the enforcement of the variety of ordinances that
enhance the livability of Charleston’s neighborhoods.

Joseph P. Riley Jr. Park and
the SC Aquarium are two
major new amenifies that
add to the collective wealth
of the city without adding to
the pressures in the lower
poninsula. The College of
Charleston Arena, if dovel-
oped as proposed, will have
a similar effoct.
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cultural facility locations
{historic and cultural sites, museums, libraries and entertainment conters)

A comprehensive
plan for the fine and
porforming arts
should be prepared.

A Raise the profile of arts and cultural
resources

Recent efforts have been made to invest more of the commu-
nity’s renewed collective wealth in the creation of major new
public amenities and cultural facilities. Most notable are the
new riverfront park and Union Pier, the aquarium under con-
struction, the refurbishment of Marion Square now underway,
and Joseph P, Riley Jr. Park.

The public investments will enhance the quality of life of
Charleston residents and offer alternative attractions to visi-
tors. New facilities will take some pressure off the older
neighborhoods and business areas of the lower peninsula.

The decision to locate the region’s major convention and
exhibition facilities in North Charleston wos especially benefi-
cial in that it helps further spread the benefits brought by visi-
tors and diverts further impact from the lower peninsula.

A College of Charleston arena, if developed as proposed,
will have a similar effect. In addition to focilities geared
towards visitors, arls and culture can be better integrated into
the Charleston community as an accessible part of every day
life for residents.




The following goals and objectives address arls and culture
for residents and visitors:

Ensure access to the arts and cultural resources for all
residents and visitors,

Ongoing initiatives should be pursued fo diversify and sup-
port the arts and culiural industry. Affordable places for
arlists and arts technicians to live and work need ‘o be
developed. The study of the arts and culiure, including that
of regional artists, should be incorporated info the core cur-
riculum of all school grades and programs. Relationships
and cooperation with public and private entities who can
encourage the study and appreciation of aris and culture
should be fostered.

Local artists should continue fo be used as educational
resources in such programs as Storefront School for the Arts,
which provides arts education fo under-served children in
elementary and middle school. In addition, access to arts
and culiural activifies can be provided through the City Arts
for Kids program which distributes unsold tickets to arfs and
educational events and identifies opportunities for seating at
dress rehearsals. Opportunities for lower entrance fees io
cultural and educational attractions should be explored for
groups and femilies of limited means.

A public art policy on new development and construction
that includes public funding should be implemented.

Conceivably, this might be 1% of the value of development,
and could be used by devel in the ¢ ission of a dis-
tinct piece of artwork, or the potential integration of special
features into the architectural design of the development in
addition to the requirement of good architecture.

Over two hundred cities across the United States have creat-
ed a public art policy in which 1% of the development budg-
et for public construction projects is dedicated to the creation
of a piece of art or the integration of special features into the
architectural design of the development. Cities such as
Philadelphia, Pennsylvania, Portland, Oregon, Seattle,
Washington, and Charlotte, North Carolina could be used
as resources for designing a public art policy that will
address Charleston’s needs.

Create a comprehensive plan for the fine and per-
forming aris.

A Master Plan for the fine and performing arts needs 1o be
created fo evaluate existing facilities and plan for new facili-
ties. The Plan would make careful assessment of the needs of
the arts community in the context of the broader community
fo establish budgets for continual maintenance of existing
arts venues and construction of new facilities. The Plan
should address the needs of the Symphony, Spoleto USA,
and other smaller aris organizations. it should also aim to
co-ordinate artisans efforts for the greater good of arts
programs in Charleston. Opportunities for new locations
should be identified.

This study should include evaluations and recommendations
for venues including, but not limited to:
- Memminger Auditorium,
- Gaillard Auditorium,
- Garden Theaoter,
- Charleston Symphony Hall,
- an outdoor amphitheater,
Art Gallery - (City Parcel A Property),
the provision of workspace for artists and arfisans,

- a cultural center for arts education for children and
adults.
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Student housing provided by institution

Number of students Student housing units  Projected Number :ti:;‘:t':"::::x"'m::’g;
of Students accommodation v:'iihin the
cohborhoods. The institefi
College of Charleston - 1,665 2,080 11,665 thould bear more respensibility
Johnson and Wales 1,450 470 1,900 " 9
Medical University of SC 2,866* 0 2,866
Trident Technical College 2,000 ) 1] 2,000
* includes residents
5.4 Develop mechanisms to share opportunities: Chorieston.

the impacts of growth

The extraordinary growth in the institutions and tourism
industry has brought considerable prosperity to Charleston.
Notwithstanding the benefits, which are experienced by the
broader community, specific neighborhoods feel that they
support and have accommodated a disproportionate share
of the impacts. For example, residents in the historic district
feel that much of the tourism industry is grounded in their
individual efforts in restoring historic homes. Similarly, resi-
dents near the institutions bear more than their fair share of
the burden in accommodating students and their lifestyles.

Charleston has identified numerous individual strategies for
addressing growth and its impact. With the strong econo-
my, there is now an additional opportunity to require the
proponents of growth to contribute to the betterment of
downtown. Institutional, residential, commercial and
tourism related growth should all be required to make a
contribution proportionate to the amount of growth pro-
posed. Depending upon the proposal, confributions might
be made to shared parking, housing, transit, or parkland.
Contributions might be made in-kind or in the form of cash
payments. The following goals and objectives address these

Goal: . .
o Require new development to contribute

to betterment of downtown

Establish linkage programs.

The strong economy currently enjoyed by downtown brings
with it the opportunily to extend some responsibility for hous-
ing development to the private sector, particularly affordable
housing, in recognition of the impact of growth on the exist-
ing limited supply of housing. Linkage would provide a
mechanism o house workers in low paying jobs who would
otherwise have difficulty in finding accommodation within the
downtown. Downtown housing would be of great benefit to
such workers who could take advantage of opportunities
such os the ability to walk to work.

Linkage has been implemented in many jurisdictions and
could be achieved in a number of ways. For example, com-
mercial development could contribute funds-in-liev of hous-
ing, to be used by the Department of Housing and
Community Development to further their objectives.
Alternatively, as previously outlined, a certain percentage of
units within an otherwise market rate development, for exam-
ple 20%, could be affordable. Units could be affordable, as
defined by the City of Charleston, or inherently cheaper by
virtue of being smaller. Toronto and Boston have both tried
forms of linkage programs that could be useful prototypes for

Require institutions to contribute to student housing.

Educational institutions have been relying on the larger com-
munity to accommodate their student population. The univer-
sities must become more proactive in shouldering the
responsibility for student housing.

As identified in the Town and Gown Technical Report, institu-
tions should be involved in the construction of new residen-
tial focilifies, on or near campus. Housing could be in rental
or dormitory form.

Acknowledging that universities are not in the housing busi-
ness, there may be opportunities for joint ventures with the
city and / or private developers, who would be assured ten-
ants through university housing services.

Student housing could appropriately be located in the corri-
dors: Upper King and Meeting, Calhoun, and the west end
of Spring and Cannon. In particular, the north east and north
west comers of Coming and Calhoun Streets are appropri-
ate, particularly for College of Charleston students. Student
housing in these areas could be used as strategic “chess
pieces” fo spark the revitalization of these corridors. Housing
might be found in new development, conversion of existing
buildings, or leasing of existing residential space.

The planned expansion of the MUSC is an excelient opportu-




nily to initiate institutional involvement in building student
accommodations, particularly along the westem end of the
Spring and Cannon Corridor and the Cathoun Corridor.

Require parkland contributions.

New development, which brings new residents or new
employees to the city, must accept part of the responsibility
for maintaining existing parks and open spaces, which are
important public amenities and an intrinsic part of
Charleston’s heritage.

The 1992 Draft Parks Plan recommended a park land dedi-
cation. A parkland dedication or fees in lieu should be
required of downtown development and redevelopment.

Such a fee would require state enabling legislation or alter-
nafively could be acquired through an impact fee.
Differential rates should be established for commercial and
residential development. Residenfial deveiop could be
levied a higher fee than commercial development, in recog-
nition of the greater use of recreation facilities by residents.

The payment in-liev should be earmarked for the lower
peninsula fo ensure that it benefits the population in the
redevelopment area. Monies could be used for the refurbish-
ment of existing open spaces or the creafion of new open
spaces.

Use visitor taxes and fees fo improve downtown.

There are monies that are earned from visitors, namely the
restaurant tax and the tourism fee dollars. There is an
opporunity to use these dollars fo contribute to the better-
ment of downtown. Specifically, a percentage of the tourism
fee dollars could be dedicated fo visible, active enforcement,
while a percentage of restaurant tax dollars could be dedi-
cated toward downtown resources, such as public wash-
rooms, and sidewalk improvements, efc.

A great deal of the peninsulea’s resources, both land and money,
are dedicated to the private automobile.

5.5 Reduce the reliance on cars

Reliance upon the private automobile, at the expense of
public transit, walking and bicycling, is perhaps the biggest
threat to the future sustainability of downtown, its neighbor-
hoods and commercial areas. While these problems are
endemic to successful cities around the world, it is particu-
larly so in heritage cities, such as Charleston, where the
narrow sireets and intimate spaces were not designed to
accommodate heavy vehicular traffic.

The demand for parking - o by-product of the reliance on
cars - impacis the quality of life. Local streets are congest-
ed, making it difficult for residents to park. Veluable land is
dedicated to surface parking lots. The quality of the pedes-
trian environment is diminished by the number of surface
parking lots and buildings that locate parking on the
ground floor, rather than active uses such as retail stores or
restaurants.

The Downtown Plan does not seek to address transporta-
tion and parking issues in great detail, but draws upon,
and is informed by, the preliminary findings of the
Downtown Parking and Traffic Study which is being com-
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other off-peninsula destinations.

pleted concurrently and independently by the Department
of Traffic and Transportation. The Parking and Traffic study
consultants have provided insight into levels of develop-
ment which can be accommodated as well as concordance
on measures to ensure current traffic conditions are eased
and the quality of life is maintained.

It is critical that the city adopt a more proactive approach
to managing transportation. The number of cars driving
and parking in downtown must be reduced to support the
strategic growth recommended by this plan in Chapter 4.
Preliminary conclusions of the Downtown Parking and
Traffic Study indicate that new development may lead to
road network capacity constraints in parts of the downtown
if the choice of transportation mode remains the same.

Transit services are essential for those persons with low
incomes and for seniors. With improved service, transit can
also be the transportation method of choice for all house-
holds and effectively boost their income by eliminating the
need to maintain or own a car.

Affordable, reliable and frequent transit needs to be provid-
ed for those living in downtown to commute to employment
centers out of the downtown, as well as for those people
wishing fo commute into downtown on a daily basis from
the outlying city and suburbs.

The narrow streets and compact nature of the peninsula make
bicycles an ideal form of transportation.

An opportunity and an imperative exists to increase the use
of other forms of ransportation, in particular public transit,
bicycling and walking. Numerous studies — the 1982
Peninsula Traffic and Parking Study, the 1995 Charleston
Area Transportation Study (CHATS) Long Range Public
Transportation Plan, and the 1995 Bicycle and Pedestrian
Master Plan - have laid the ground work. Now is the time
to enhance their implementation.

Many strategies are available to increase transit use. Land
use policies are one of the most powerful factors in pro-
moting public transit. Greater intensity development can be
planned along transit corridors. Rights-of-way can be
secured fo accommodate light rail. Transit route coverage
can be increased in growth areas. Pedesirian and bicycle
movements can be facilitated. There are also a host of
fransportation demand strategies, such as designating high-
occupancy vehicles (HOV) lanes, creating park-and-ride
facilities, flexible work hours, and telecommuting. The fol-
lowing goals and objectives address these opportunities:

The existing rail corridor right-of-way should be preserved in
anticipation of a commuter rail network between downtown and
Summarville.

Goal:
°e Support public transit, bicycling and

walking

Ensure fransit-supportive development along the
major corridors.

There are a number of major corridors where transit routes
are likely to play an important role in the future, At the city
scale, the commuter rail line proposed to run from the
Summerville area 1o downtown Charleston is a major corri-
dor. Within the lower peninsula, the corridors include King
and Meeting Streets, Spring and Cannon Sireets, and
Calhoun Street. To make transit viable, o critical mass of
people in close proximity is needed. Higher-intensity com-
mercial and/or residential development should therefore be
encouraged along the corridors to ensure transit viability.

Plan new infrastructure fo accommodate alternate
modes of transportation.

To ensure that iransit can play an important role in the
future, all new infrastructure, including the Cooper River
Bridge, should be designed to accommodate a diversity of
modes of transportation, including light commuter rail, high-
occupancy vehicle {HOV) lanes, fransit, pedestrians, and
bicycles.




Facilitate commuter rail.

A well-serviced commuter rail network running from
Summerville, 1o the convention center in North Charleston,
to downtown could make a significant contribution to reduc-
ing the number of people travelling by car into downtown.
Even though the light rail line is o long term initiative, plan-
ning should begin now in order to implement it within the
twenty year time frame of this plan.

The city hos a great resource in the existing rail right-of-way
which runs between Summerville and downtown. 1t is critical
that this right-of-way be preserved and reclaimed where nec-
essary to facilitate implementafion of a transit facility.

The City and the Charleston Area Regional Transportation
Authority (CARTA) have already initiated research into appro-
priate commuter rail technology, focusing on the FUTREX
INC technology which can operate elevated or at grade.

Itis highly recommended that the transit facility be at grade
and not elevated, at least within the peninsula. An at-grade
system would be more easily infegrated and contrast less
sharply with the historic fabric of Charleston. Using an at-
grade system, stations can be in closer proximity, making
fransit more accessible and effective, along a more extensive
corridor. Finally, an at-grade service better reinforces a
sense of liveliness at street level.

Alternatively, more conventional technologies might be
explored that could, for example, be run on the rail line that
already runs down the peninsula. In Toronto, o conventional
train provides effective, comfortable and highly-ufilized com-
muter service to downtown from outlying areas. The service
is always filled to capacity and any additions fo routes or
service are i diately put to use. A conventional
train may be an alternative fo investigate.

Encourage residents, students, and commuters to use
public transit.

One of the keys to reducing the number of people driving in
downtown is to enfice them to use transit. CARTA is looking
at ways to enhance ridership through increased frequency of
siops, reliability of its schedule, and marketing. The DASH
system already runs throughout downtown as a visitor serv-
ice. lts small scale is more neighborhood friendly and it is
logical to promote broader use of this system.

The DASH system should be used by visitors and the commu-
nity — residents, workers and students. Currently, the system is
configured to provide attractive service fo visitors. Because
of the DASH buses’ frolley image, the service is not appeal-
ing fo residents who live and work in downtown on a day-to-
day basis. Through a combination of marketing and design,
the DASH system should be made less tourist-oriented and

therefore more inviting fo all. Changes in signage to be
more in keeping with the existing public transit system could
help to make the DASH system feel more authentic. A num-
ber of modifications are planned and hove already been
made to make the DASH system more inviting to all.

CARTA con and should play a major role in planning and
collaborating with city and institutional planning staff in pro-
viding new services and facilities geared foward increasing
ridership. As well, CARTA could be the agency that coordi-
nates other efforts to reduce the number of drivers into
downtown, such as car-pooling, water-taxis, and van-pool-
ing. The integration of CARTA and DASH fares would
enhance the use of transit. Monthly passes for commuters, ot
a somewhat reduced rate, and free passes for tourists might
similarly enhance transit usage.

The Visitors Reception and Transporiation Center (VRTC)
already functions as an inter-modal transit facility.
Strengthening of that function should be on obijective of new
CARTA and city initiatives. The opportunity also exists to
infroduce water toxis running between downtown Charleston,
Daniel Island, Mount Pleasant, and West Ashley for use by
residents, visitors, and commuters alike.

Given their large numbers, getting students out of their cars
and onto public transit is also a major initiative that can be
underfaken to improve life in the neighborhoods. The stu-

dents of all institufions need to be considered: The College

Opportunitios to
integrate DASH
and CARTA fares,
marketing and
design should be
axplored with the
aim of enhancing
transit usage and
making the sys-
tom less
“touristy”.
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of Charleston, MUSC, Trident Technical College and
Johnson and Wales.

The College of Charlesion has initiated fransit passes and
sold approximately 800 in fall 1998. To encourage even
greater use of transit by students, an option might be to
include the cost of a fransit card as part of each student’s
tuition costs. Options could also be explored for limiting the
use of cars by some students, such as freshmen at the
College of Charleston. As more student housing is provided,
the need for students 1o drive will decrease.

Off-site parking and shared shuttle buses for all institutions
should also be pursued. The city wide Comprehensive Plan
should identify sites for park-and-ride lofs outside the down-
town area. Adding bike racks to buses would also help to
encourage student use of public transit.

Create an integrated bikeway and pedestrian path
system.

Promoting walking and greater use of bicycles is also an
imporiant element in reducing the number of cars fravelling
info and within downtown. Safe pedestrian connections
should be made throughout the downtown. The design of all
new parks should consider opportunities for safe pedestrian
routes during the day and night. The Charleston County
Bikeway Plon contains a conceptual bike path system for the
whole crea.

Detailed routings need to be developed and accommodated
in each proposed development clong the path. As well,
detailed plans should be developed to connect the down-
fown loop into the regional trail system in Mount Pleasant
and West Ashley. Existing bike routes must be reassessed o
determine whether they are sfill valid or if additions or rerout-
ings should occur. Park and ride lots should be developed
along the new system to encourage biking onto downtown,

Visitors wishing to park and bicycle in the downtown should
be encouraged to use shared parking structures in the gate-
way areas, in particular in the Upper King and Meeting
Street Corridor.

Encourage traffic management techniques that reduce
the number of cars travelling at peak times.

Traffic management techniques, such as flex time, car-pool-
ing, transit passes, telecommuting, and park and ride pro-
grams should be implemented to reduce the number of cars
travelling ot peck times. Developers who implement tech-
niques could have their parking requirements reduced.

Monitor road capacity and require alternate trans-
portation strategies for new development.

The traffic consultants undertaking the Downtown Traffic and
Parking Study have conducted preliminary analysis of the
road capacity, using existing development figures and pro-

Increasing fraffic capacity in some areas of the peninsula will only
lead to more congestion in other areas. The road capuacity in
many parts of downtown is already limited and alternatives to the

private bile should be p d.

jected growth scenarios. They conclude the roadway network
in the vicinity of the proposed development appears to be
adequate to handle the existing traffic and some of the future
development but that itoring of certain road segments,
as yet to be finalized, should be impl ted to assess vol-
umes and associated capacity.

To ensure ongoing capacity within the road system, traffic
copacity should be regularly monitored and that information
utilized in the reassessment of this twenty year plan. Careful
study is needed of the numbers of people using alternate
transportation and the private vehicle. The impact of down-
town residential and commercial developments on the traffic
system must also be evaluated on an ongoing basis.

New development should be encouraged (and in high vol-
ume areos required) to idenfify sirategies to reduce impacts
on the roadway network. Detailed traffic impact assessments
should be completed prior to the adoption of plans.

Particular consideration must be given to the proposed
MUSC expansion and the implementation of the Union Pier
Plan. Under current travel pattems, the existing transporta-
tion network may not have the capacity fo accommodate the
anticipated level of development. The traffic consultants sug-
gest that the traffic impact for the Union Pier Terminal
Concept Plan area and the MUSC expansion be reviewed in
light of the potential capacity constraints. Given limited traffic
capacily, the incorporation of flex fimes, telecommuting and




Charleston has been vary successful in creating contextual, appro-
priatoly scaled parking structures. These structures should be
used around the dock. They should have retail at grade if FEMA
regulations parmit.

pl strategy is required to reduce the amount of
surface parking in d A gy of shared parking in
off-site structures should underpin such an initiative and bhe

ly with a red in on-site parking

improved transit usage may be needed to achieve desired
development.

Reduce the amount and impact of downtown parking
using a comprehensive sirategy.

With the number of people driving and living in downtown,
there is a significant amount of parking required. Because
parking is both expensive to provide and occupies valuable
development parcels, it is important fo make the most effi-
cient use of existing and future parking facilities. Because
parking at grade reduces the vitality of the street and
because a large number of parking spaces encourages pec-
ple to drive into downtown, it is also important to keep
parking spaces to o minimum.

The following sirategies are aimed to address the amount,
location and use of parking.

- Create a shared pool of parking structures.
Rather than requiring each development to accommodate
parking on-site, a shared pool of parking should be created,
likely in the form of parking structures. These structures
would be owned by the city and run by the private parking
operator. The shared parking sirategy continues and acceler-
ates city efforts over the past three decades. The specific
location of additional shared parking structures will be identi-
fied by the ongoing Downtown Traffic and Parking Study.

The parking structures, strategically located throughout the

requiroments.

lower peninsula, accommodate commercial, residential and
visitor overflow. During the day, they are occupied by office
workers, shoppers, and visitors and at night are made avail-
able to residents and to stoff and patrons at downtown bars,
restaurants and other late night venues.

A strategy of shared parking should be confinued simuliane-
ously with a reduction in on-site parking requirements.

- Introduce cash-in-lieu payments. On-site parking
requirements should be reduced to encourage vitality at-
grade. In conjunclion with reduced on-site parking require-
ments, developers should be required to provide a cash-in-
lieu payment (proportionate to the scale of development} that
will be dedicated fo the creation of shared parking structures,
transit, and/or pedestrian realm improvements. Developers
could contribute cash payments to o city authority or CARTA,
who would be responsible for distributing fees o ensure
improvements and investments as d d

ppropriate.

- Modify the parking permit system. The parking
permit system needs fo be modified to alleviate pressure in
residential neighborhoods. Cumently, as requested by resi-
dents in some parts of downtown, residential parking permits
apply during the day only. As a result, it is often difficult to
find parking on residential sireets after hours when the per-
mits no longer are in effect.

The Ansonborough Neighborhood has created 24 hour resi-
dential parking permits, ensuring accessibility to parking
throughout the day and night. Parking officers are available
to ensure enforcement through the night. This policy should
be extended throughout the lower peninsula, where desired,
and a cadre of enforcement officers hired. The number of
parking permits handed out by the city should be proportion-
ate fo the curb space available in each crea.

Commercial parking permits should also be created in con-
junction with the creation of 24 hour residential permits.
Commercial passes would be made available to workers in
the commercial districts - for example, restaurants and bar
staff - fo take pressure off residential streets at night. Permits
would offer parking ot a reduced fee in the pool of shared
parking structures in close proximily in evening hours,

- Moadify the parking fee structure. The city should
complete a pricing sirategy evaluating strategies o encour-
age parking in garages. These amendments fo the parking
fees would encourage the efficient use of the parking struc-
tures and would take pressure off residential streets.

A comprehensive strategy is required. For example, parking
tickets for on-street violations should be priced to encourage
the use of parking structures. The cost of parking in struc-
tures at off-peak times should be modified o encourage their
use. One idea that was recently instituted is the modification
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of fees to encourage downtown and regional residents as -

well as night time workers fo use parking structures at night
that are used by office workers during the day. Any new
gorages at the north end of the King and Meeting Corridor,
as well the new garages proposed by MUSC, are excellent
pilot projects for this type of fee structure.

5.6 Mitigate the financial impacts of
living in a successful downtown

Rising property values and associated taxes are part of the
mixed blessing resulting from the economic achievements
of downtown Charleston. In a free market society, rising
values and taxes are largely accepted as the consequences
of growth except when the impacts are particularly harsh
and sustained. Proposition 13 in California in the early
1980s and its offspring in states across the nation charac-
terized a taxpayer backlash to high growth with exploding
property values and properly taxes at that time.

Residents at all income levels are financially stressed in the
current climate of Charleston’s lower peninsula. The causes
are threefold. Property values increase due to the enhanced
desirability of the historic area as a place to live and own
homes. Property taxes increase due to regular property
valve reassessment. Finally, the cost of restoring and main-
faining historic properties is extraordinary. Residents are in
a dilemma. For many, the only way to benefit from their
now enhanced property value is to move away. Others are
forced to divide homes info rental units which further exac-

erbates parking conditions on residential streets.

The question in Charleston is: Do the current circumstances
merit any attempt to reverse or halt the economic forces
that underlie increases in demand for historic housing or
tourism? Even if there were such a desire, is it really possi-
ble to effect such a reversal and at what price in unintend-
ed consequences? The answer to this question is one to be
forged in the forum of local government and public policy
setting. The plan will not attempt a single answer.

However, the following sirategies afford a possible means
of achieving some moderation and shiffing of impacts of
these economic forces in order fo assist residents to stay
within their community:

Assist residents by managing the increase in
housing prices and property taxes.

Establish a mechanism to mitigate the financial
impacts on residents.

The Tourism Management Plan recommended that a com-
mittee be established to examine the cost-to-benefit equation
of fourism ond ways fo reduce the financial burden on the
downtown homeowner. The Downtown Plan fully supports the
creation of such o commitiee.




Measures that might be explored include: increasing loans
and grants for preservation of historic homes, implementing
historic tax credits for residential purposes, and phasing in
property fax increases over a number of years with special
measures for senior citizens or persons on fixed incomes. The
implications of increased housing prices and associated
property taxes for homeowners are being addressed at the
State Legislature. Options that spread the impacis across the
city and away from neighborhoods experiencing the highest
increases are being considered.

Likewise, alternative sources of revenue should be devised to
reduce reliance on properly taxes in local government fund-
ing. Sources could include additional sales taxes, especially
those targeting tourism and entertainment, and a regional
earnings tox. In order that such a tax not be a deterrent to
business in the downtown or the peninsula, it would be
best applied on a regional or mulfi-county basis.

al:

Accord special consideration for areas where

residents are vulnerable to displacement.

The minority population of the peninsula has dropped rather
precipitously for the past two decades. The reasons are com-
plex, although two factors are likely most important. The first
reason is the atiraction of a more suburban lifestyle and
schools, either further north on the peninsula or in the city’s

suburbs. The second is the economic push from higher prop-
erly values and taxes. Some see this “push” as an opportuni-
ty fo exchange older, often deferiorating homes for newer
property further north. Others view this as “gentrification,” or
displacement, which has more negative connotations.

This frend has slowly crept northward, impacting virtually all
of the peninsula. Most recently Cannonborough /
Elliottborough has experienced dramatic increases in proper-
ty value and numerous changes in ownership. The East Side
neighborhood is just beginning to experience the impact; the
West Side has not yet felt its effect. Efforts are needed to
enable people to choose to remain in their neighborhoods.

Attention has recently focused on this trend due fo the
College of Charleston’s proposal to build a new arenq, pri-
vately sponsored conference center, and commercial devel-
opment along the Upper King and Meeting Corridor. Con-
cern has been expressed that the development bring gainful
employment opportunities in addition 1o service jobs, that
neighborhood retail uses remain affordable to existing resi-
dents, ond that housing prices do not increase through the
influx of students and other more offluent residents. In other
words, citizens want to be assured that the normal impacts of
gentrification are mitigated.

Partnership with the community is essential and, in fad, ini-
tiatives to that effect have begun. The Black Business
Development Think Tank was formed to stimulate ideas on

how the East Side and adjacent neighborhoods could best
benefit from the proposed arena. The College and the arena
developer have also been in discussion with residents since
announcement of the proposal. Efforts are also required to
ensure that housing opportunities remain affordable and
available fo existing residents. Similarly, efforts are also need-
ed fo ensure that small local business opportunities can
remain affordable and available.

A number of avenues can be explored. in this case, opportu-
nifies include: the sharing of new facilities between the
College and the community, provision of recreation, after
school care, or mentoring between students and residents,
and funding for new or rehabilitated housing. In order to fur-
ther the exploration of this displacement issue in general, a
Working Committee should be established that includes insti-
tulions, the business community, residents, and city officials.
The objective is fo ensure that educational and private objec-
tives also achieve neighborhood objectives.

Individual homeowners play a role in the declining minority
population. A coordinated effort to not sell their homes and
businesses will dilute the impact of gentrification, allowing
the community fo continue to have a stake in the downtown.
Ideas for bolstering life in downtown include educating
homeowners regarding alternative uses for their property,
such as adding units or a neighborhood-oriented store
where permitted. Another idea is voluntary rent control,
where participating landlords are given tax breaks.

5. Achieving balance
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From @ physical perspective, there is an opportunity to rein-
force neighborhoods. For example on the East Side, the relo-
cation of the Cooper River Bridge provides an opporiunity to
build new housing and expand community facilities on the
newly vacant land. Strategic development of housing and
facilities will extend the neighborhood fabric north, thereby
restoring the linkage between former communities.

Finally, the north end of downtown is an excellent opportunity
to implement zoning ordinance revisions that facilitate new
and rehabilitated affordable housing. A concerted, collabo-
rative effort is required of the community, the city, and afford-
able housing providers to bring policy recommendations to
fruition where they have previously fallen short. Clearly, a
multi-di ional, concerted sirategy is needed to buffer vul-
nerable communities from dislocation and dispersal.

Retain and encourage minority businesses.

There may be some departure of minority-owned businesses
from the lower peninsula, particularly those catering to the
African-American community. This loss of diversity is regret-
table os it diminishes the richness and authenticity of historic
Charleston. Strategies exist o moderate or offset these
forces and encourage minority business development.

For example, the city's current efforts fo counsel minority
businesses should be confinued and intensified. Minority hir-
ing is encouraged. Also, certain preferences could be given

in procurement of supplies and services. Larger businesses
could also be encouraged to do the same. Small minority
businesses could also be exempted from parking, park land
and affordable housing ordinances.

A minority business *round table” organization should be
created o facilitate communication between business owners
and aspiring entrepreneurs. The focus should be on minori-
ties serving the minority community and minority businesses
competing across racial lines. Minority businesses should be
encouraged to take advantage of growth that will occur over
the next twenty years.

The City’s Minority Business Enterprise Office is starting a
Minority Business Venture Capital fund. While this fund
would assist in business start-ups, its primary focus should be
on assisting established, small firms in obtaining equity capi-
tal to expand and capitalize on market opporiunities. The
fund should be run independently of polifics with underwrit-
ing policies that result in a return on invested capital that is
commensurate with the risk incurred.
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6.1 Introduction

Where should growth be directed? Where does it make
sense within the context of the existing city? Growth needs
1o be directed to reinforce the city structure, the broad
shape of the city’s built fabric. Charleston’s physical evolu-
tion has provided a strong foundation on which to build.

Charleston emerged from its early form as a walled, port
town on the Cooper River. Growth occurred along the
Cooper River waterfront, followed by King and Meeting
Streets - parallel spines on higher ground. Wetlands were
filled in to create wharves and other port-related adtivities.
The principal north-south routes were reinforced by the rail
line and by a set of perpendicular spines: Spring Street,
Broad Street, Calhoun Street and Market Street,

Within this structure, a series of neighborhoods emerged:
Ansonborough, Cannonborough, Elliottborough,
Charlestowne, Mazyck-Wraggborough, Harleston Village,
and the East Side. Due fo a series of man-made and natu-
ral disasters, there was relative inadtivity in terms of devel-
opment in the lafter part of the 19th and early part of the
20th centuries. The historic city was left largely intact.

Institutions took root: the Navy, the South Carolina State
Ports Authority, the Medical University of South Caroling,
the College of Charleston, Trident Technical College, and
Johnson and Wales. Particular parts of the city fabric devel-
oped specialized vocations. For example, the intersection of
Meeting and Broad is known as the “four corners of low.”
The Cooper River waterfront, changing its role, is gradually
evolving from a working port to a recreational and leisure
amenity.

The maijority of downtown possesses characteristics that are
universally sought after — high-quality architecture, intimacy,
a mix of uses, pedestrian quality, a sense of place - and
now serve as a model of urbanism.

In the post WW |l era, Charleston has been pressured by
the same forces impacting many American cities, mainly
the car and competing suburban communities. In areas
where the city fabric is less consistent, its integrity is chal-
lenged by building forms that are more car-oriented and
suburban in form and therefore do not fit well within their
context. For example, the Ashley River waterfront, historical-
ly characterized by lowlands and marshes that were difficult
to develop, was later developed with roads and buildings
that are car-oriented and suburban in form.

“
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There are four strategic ways to add new layers to reinforce
the city structure:

- reinforce the nodes and corridors,

- create new areas on both riverfronts that extend the city
fabric,

- support the existing neighborhoods with compatible
infill development,

- enhance the public realm.

Before WWII
growth occurred
along a series of

parallel an:
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hoods grew. The
most intense
urban fabric con-
tinues to follow
the King and
Meeting Corridor.
The waterfront is
less intensely

developed.
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The King Street corridor supports most of d ’s retail. Marion Square is the node at the intersedion of the King, Meeting

and Calhoun Corridors.

6.2 Nodes and corridors

Downtown Charleston is defined by an armature of north-
south and east-west corridors. The corridors support most
of downtown's retailing and are the key to accommodating
new growth without impacting neighborhoods. In some
places, the corridors are weakened through demolition or
surface parking lofs. New development at greater intensity
can reinforce and redefine these areas. Charleston’s water-
front serves as another type of corridor. There are now
opportunities to branch out and create new places along
both rivers. The following goals and objectives address
these opportunities:

(L. L1] Reinforce the corridors and nodes.
Fill in the gaps with compatible development and
increase the density.

Corridors of intensified development are key to a viable tran-

sit system and to accommodating more housing and employ-
ment at a safe distonce from residential neighborhoods.

One of the single largest opportunities in downtown
Charleston is fo fill in and intensify the underutilized areas of
the main corridors. Within the context of an urban down-
town, underutilized sites are either vacant, occupied by sur-
face parking lots, only partially developed, or dilapidated.
Virtually all of the underutilized sites are north of Cathoun
Street.

The greatest density should be developed along Upper King
and Meeting Streets ~ the central spine - that has large gaps
in proximity to the Crosstown. Lower density is appropriate
along the secondary corridors: Cathoun, Spring, and
Cannon and East Bay.

In intensifying the corridors, the challenge is selectivity: target
those uses that will most contribute to the city and ensure
that new development will be compatible with the existing
urban form. Generally, intensification should occur without
any increase in height rather through more efficient use of
the lots, creating dense, low-rise structures.

Mark the crossroads and the water’s edge.

Where the corridors meet the water and where the east-west
corridors meet the north-south corridors there are opportuni-
fies to create focal points. Focal points are places of intense
public activity and [ife, where the public realm invites people
to use the streets and the parks. Along both rivers, focal
points will intensify the public experience of the water. Focal

points can be created within the heart of the city, punclucting
the urban environment.

Each focal point will have a unique freatment, depending
upon its context. A focal point might be created by a gesture
as subtle as o sculpture. it might be more elaborate: intensi-
fication of development, a civic presence, concentration of
retail and / or housing, landscaping, or a strong orchitectur-
al feature. The goal is the creation of a destination, a place
where the public is comfortable to linger. Some focal points
already exist at the water’s edge: White Point Gardens and
the City Marina for example.

Along the Ashiey River woterfront, new focal points should be
created at the following termini:

- Spring Sireet ot the Spring Street Pier

- Broad Street at Lockwood Drive
Along the Cooper River waterfront, focal points should be creat-
ed ot the termini of:

- the old Cooper River Bridge at East Marshes

- Cathoun Street at Aquarium Park

- Market Street at the proposed Custom House Wharves




Existing and proposed nodes and corridors
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The intersection of the main north-south and east-west corri-
dors within the city are also appropriate locations for focal
points. New focal points could be created. Others already
exist but could be studied and reinforced through landscape
or sireetscape treatments. Opportunities for reinforcing focal
points should be initioted as new developments and initia-
tives come forward.

The following intersections should be considered:

- King and Spring Streets,

- King and Calhoun Streets ot Marion Square,

- Meefing and Broad Streets, the “four comers of law”,
- Meeting and Market Streets ot the Market Building.

. e

There is a great deal of underutilized land along the peninsula’s edges. The lund to the sast of Lock d Boul d could be doveloped

in a manner much more in keoping with the historic city fabric, creating a new western city face that overiooks the water.

6.3 The rfront

Downtown is entirely surrounded by the Ashley and Cooper
Rivers. Continuous access fo the water is really only possi-
ble at the tip of the peninsula — between the Waterfront
Park and the US Coast Guard Station along Lockwood
Boulevard, Murray Boulevard and East Battery. An oppor-
tunity now exists to create new places along the waterfront,
making the river’s edge a much greater amenity, more
accessible and raising its profile within the downtown. The
following goals and objectives address these opportunities:

[N Reclaim vacant lands along the
waterfront.

Extend the city fabric.

The most developed part of downtown runs down the center
spine while the lands along both sides of the peninsula lie
largely underdeveloped. The opportunity exists to extend
development out to both river edges.

Along the Cooper River waterfront new development can
reinforce the emerging Upper Concord Street Neighborhood
on the riverfront and provide new cultural and educational

venues north of Calhoun Sireet. The implementation of the
Union Pier Terminal Concept Plon is a strong gesture in this
regard.

Along the Ashley River waterfront, there is an opportunity to
use infill development along the east side of Lockwood, both
north and south of the Crosstown, fo create a western face
to the city that looks out over the water and repositions this
edge as a “front door” to the peninsula.

Extend the streets and blocks.

Downtown Charleston’s fine street and block pattern is one
of its defining features. Set on two intersecting grids, narmow
streets criss-cross the peninsula, forming an intricate web of
small and often irregular blocks resulting in a highly inferest-
ing and explorable environment. It creates a multiplicity of
routes, a comfortable pedestrian environment, and small
scale buildings.

Historically, neither the Cooper River waterfront nor the
Ashley River waterfront were easily accessible by road. The
Port uses along the Cooper River had only one or two major
access points to large parcels of land that edged the river.

Along the Ashley River woterfront, first the marshes and now
Lockwood Boulevard and the medical complex, create the
perceplion that the river is inaccessible.




Existing extent of the urban fabric Proposed extension of the city fabric to the water’s edge
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Much of the land at the rivers’ edges is developed as industrial port or surface parking lots. This pattern of devel- As port uses relocate and the hospital district intensifies, there is an opportunity to extend the city’s fine grain of
is out of ch with the d: urban fabric of the peninsula and isolates the city from the water’s streets and blocks to the water’s edge and to create new housing, employment opportunities and open spoces.

edge.
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Waterfront Park is one of the places on the peninsula where the
water is easily accessible to the public.

Charleston’s streets and blocks could be extended to make
more of the water’s edge accessible. New development
along the Cooper River waterfront should be structured
around a network of streets and blocks that facilitates con-
nections and views to the water, as proposed in the Union
Pier Terminal Concept Plan. Development should reflect the
scale and qualities of the unique street and block network
found in the historic downtown fo the greatest extent possible
and therefore large blocks are strongly discouraged.

Along the Ashley River waterfront the lands are already
developed with “hospital district* uses. The MUSC is plan-
ning a major expansion of its educational and institutional
faciliies. New structures should be sited to frame an inviting
public realm and to form view corridors to the water.
Wherever possible, sireets should be extended or new streets
added to improve connections between the hospital district
and the surrounding areas, including the waterfront. As a
rule, existing streefs should not be closed.

Existing view corridors to the water should be preserved. In the
develop areas, existing sireets and view corridors should be
extended to the water or open space’s edge.

6.4 Neighborhoods

The neighborhoods - gracious and intimate - define down-
town Charleston. Having evolved from the former bor-
oughs, each neighborhood is defined by a unique sense of
place to which residents feel strongly attached. Signature
streets and open spaces grace many of the neighborhoods,
providing a distinct focal point for community and social
activities.

The friendly character is formed in large port by the scale.
Buildings from all eras blend together seamlessly, showing

* great respect for the traditional grain and scale of the city.

Low-rise houses, with piazzas running along one side, rep-
resent the medification of the single house originally devel-
oped in Barbados. The housing stock is at once coherent
and consistent, unique and charming. Even the College of
Charleston, despite its expansion, has worked with and
retained the scale of the adjacent neighborhoods. The fol-
lowing goals and obijectives address the neighborhood
issues:

111/ Support the neighborhoods.

Fill in vacant sites with development that respects the
neighborhood form.

Throughout the downtown, there are vacant sites poised for
compatible infill development to ensure the confinuity of the
neighborhood fabric. Most of these sites are concentrated
north of Calhoun Street. New infill development should
respect the existing neighborhood scale and form. With the
exception of Union Pier, there are only a few vacant sites
south of Calhoun Street.

Increase the mix of uses.

The downtown incorporates a broad mix of uses. Retail cor-
ridors, such as King and Meeting Streets, border the edge of
most of the neighborhoods. The French Quarler, together
with Harleston Village, embrace a wide diversity of uses and
represent perhaps the most mixed neighborhoods.

Over time, residential neighborhoods have become increas-
ingly homogeneous regarding use. For example, comer
stores, which once dotted the neighborhoods, are no longer
permitted under the zoning ordinance. As a result, corner
storefronts lie vacant. Certain neighborhood boundaries are
drawn to not include King and Meeting Streets.




Existing neighborhoods Existing regional access routes
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Charleston is made up of a collection of neighborhoods. Regional access routes create barriers within neighborhoods and to the water’s edge.
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All of Charleston’s
neighborhoods
need to be sup-
ported, but not all
in the same way:

A careful mix of residential and neighborhood-oriented com-
mercial uses will increase vitality and help to keep downtown
as a viable, livable community. A greater mix also allows
residents to meet some of their day-to-day needs within walk-
ing distance of their homes, reducing dependence on cars.

Residential neighborhoods should stay primarily residential,
but should allow for some other compatible uses.
Neighborhood-oriented retail uses could be introduced into
vacant corner stores where appropriate and viable.
Neighborhood boundaries should be configured to embrace
the retail corridors. Harleston Village Neighborhood should
be redefined to include the west side of King Street. The
Ansonborough Neighborhood ond the French Quarter
should be redefined to include the east side of King Street.

Reduce the barrier effect of regional access routes.

There are several regional access routes thot find their way
into the downtown. Their wide rights-of-way and high speeds
mark an abrupt departure from the character of the roads
south of Calhoun. As a result, they disrupt the continuity of
the neighborhoods through which they run and make the
lands along their edges difficult to develop.

For example, the Crosstown Expressway divides the peninsula
into north and south portions. Similarly, Lockwood Drive
functions much like an on/off ramp to the Ashley River
Bridge, separating the waterfront from downtown.

Neighborhood edges in fransition provide opportunities fo attract

for infill develop

By redesigning these sireets, where possible, to feel and look
more urban, with slower troffic and more inviting pedestrian
environments, adjacent lands will be more developable,
encouraging repair of neighborhood fabric and a greater
sense of continuity.

“Taming" streets has already been identified within the
Charleston community as an important goal. The Spring-
Cannon Corridor Study recommends traffic calming meas-
ures along the Crosstown and Spring and Cannon Streefs. It
recommends that the Crosstown be redesigned as an avenue
to create a more comfortable pedestrion environment and to
make traffic function in @ more urban fashion. These inifia-
tives will help to reconnect the Cannonborough /
Elliottborough Neighborhood with the West Side and North
Central Neighborhoods north of the Crosstown. Many other
streets within downiown Charleston could benefit from fraffic
calming.

Similarly, provided that it can retain its role as o major orteri-
al, there may be an opportunity to calm traffic along
Lockwood Drive, creating more of a waterfront boulevard
that invites pedestrions to the water’s edge. Landscape
improvements, in particular, would help to create a more
comfortable pedestrion environment and a more gesthetically
pleasing environment for drivers.

Neighborhoods in redevelopment areas need fo be carefully
designed to reflect the quality and scale of existing neighborhoods.

Improve drainage.

Drainage needs to be improved downtown. Because of
downtown’s vicinity to sea level and the amount of filled land
within the study area, droinage is a challenge. Flooding can
occur based on intense rainfall events, extreme high fides or
a combination of the two.

The 1984 Master Droinage and Floodplain Management Plon
1985-2005 identified and prioritized drainage improvements
needed for the entire city. Numerous improvements were rec-
ommended. Within the enfire peninsula, the estimate for the
cost of making these improvements was $76,000 in 1984
dollars.

The city has focused on making these improvements, starting
with the highest ranking of the fop priority projects. Progress
is being made on a number of priority areas. However, the
inordinate costs for design, permitting and construction will
control the rate at which new projects can be undertaken.

Development decisions should be made with specific consid-
eration fo the prevention of flooding damage and the effect
of frequent minor nuisance flooding. Consultation with the
city regarding the status of these drainage improvements and
their relafionship on a proposed development is highly rec-
ommended. Special design considerations or postponing
development may be warranted.
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6.5 The public realm: streets, parks,

trails and open spaces

Nurtured by generations of civic leaders, residents, mer-
chants and entrepreneurs, downtown Charleston has an
outstanding public realm. Narrow streets, intimate court-
yards, squares, and exquisite gardens add to downtown’s
quality of life. Marion Square, White Point Gardens,
Colonial Lake, Hampton Park, and Britllebank Park just
north of the Crosstown (Septima Clark Expressway) are
extraordinary resources. The magnificent Waterfront Park is
the latest addition to downtown's legacy and a catalyst for
new development. The following goals and objectives
address opportunities related to the public realm:

Enhance the public realm.

Create pedestrian-oriented streets.

Streets are vital elements of the public realm. The quality,
intimacy and comfortable walking environment of the streets
in the historic city play an important role in posifioning down-
fown as an exceptional place fo live and visit. Landscaping,
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high-quality street furniture, lighting, underground wiring,
paving, and slow moving traffic all contribute to the atmos-
phere. Low-rise buildings that abut the right-of-way create an
infimate and human-scale environment.

Further north, particularly north of Calhoun, many of the
streets do not display the same qualifies. With an emphasis
on accommodating cars, less intensive landscaping and
buildings that are set further back from the street edge, the
pedestrian environment lacks much of the charm found in
the lower historic city.

To the greatest extent possible, the character and quality of
the streets south of Calhoun Street should be extended 1o the
areas north of Calhoun Street that will be repaired and rede-
veloped in the next wave of investment. Particular emphasis
should be given to the main walking and transit routes, espe-
cially the corridors: King and Meeting, East Bay, Spring and
Cannon, and Calhoun. The planting of sireet trees through-
out the downtown, and particularly north of Calhoun Street,
could be a significant contribution to a high-quality walking
environment.

Create new open spaces.

There are a number of opportunities for creating new parks
and open spaces throughout the downtown, providing active
and passive amenities for downtown's residents and visitors.
Parks, both new and existing, provide opportunities for incor-

porating public art - creating the opportunity for reflection or

a celebration of an intersection. New open space possibili-
ties include those that have been previously proposed, but
not yet implemented, as well as those that are newly pro-
posed by the Downtown Plan.

Parks and open spaces previously proposed include:

- Spring Street Pier (contained in the Spring / Cannon
Plan)

- Charlotte Street Park (the preliminary plan is complete)

- Aquarium Park at the end of the Calhoun Corridor
{currently under construction)

- the ploy fields along Concord Street in the Upper
Concord Street Neighborhood {under construction)

- the expansion of DeReef Park in Radcliffeborough

- Concord Park, Bennett Square, Wharf Place, restoration
of the Custom House Wharves, and River Place in the
Upper Concord Street Neighborhood (part of the Union
Pier Terminal Concept Plan)

New opportunities for park spaces that should be pursued:

- some of the lands vacated by the relocation of the
Cooper River Bridge in the East Side {long-term
plans include a pier and boat ramp in the vicinity
of the old Cooper River Bridge),

Reinvestment in Marion Square, which includes this proposed
fountain, will help to attract private investment to the Calhoun and
Upper King/ Meoting corridors.

- the open space focus af the west end of Doughty Street,

- two newly configured open spaces in the Spring and
Cannon Corridor,

- the marshlands east of Morrison Drive above the existing
Cooper River Bridge and west of Lockwood Drive below
the City Marina. Given that these marshes are protected
by the State, the greatest opportunities lie in the creation
of boardwalks, overlooks, and interprefive centers. In
order to access the marshes east of Morrison
Drive, a means to cross the rail line accessing the
Columbus Terminal needs to be developed,

- the exiension of Britttebank Park south o Spring Street
along the Ashley River waterfront. (Vested rights on some
of this property may result in development occurring,
potentially residential. This would be appropriate.
However, any development in this area must be in
accordance with this Downtown Plan and should, in
particular, allow for public access to the waterfront,
connect fo Britlebank Park and create a strong edge
along Lockwood Boulevard.)

Improve existing open spaces.

Many squares and parks throughout downtown should be
given renewed importance and enhanced roles.

Located along the prominent King and Meeting Street spine,
Marion Square is one of the premier open spaces on the
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Paying Fields
Brittlebank Park
peninsula. A master plan for the park, prepared by Michael extension
VanValkenburgh and now being implemented through tax :‘:‘"
increment financing, will take maximum advantage of this Spring/ Cannon
important civic space, while providing a focal point for public open spoces
activities. Sites around the edges of this park will soon be ::"
among the most desirable in downtown.
Spring
Another imporiant opportunity exists in the East Side Siroet For ;"_":
Neighborhood at Hampstead Square. A mognificent park
focal point could be created here for the East Side West Doughty
Neighborhood. DeReef Park, which currently feels unsafe and open space c.h"‘:"
is therefore underutilized, could be enhanced through land- focus Whorves
scaping, lighting, improved maintenance, ond being better Proposed
knitted info the city to make users feel more safe. open space
Neighborhood parks that should be improved include: Wost

Marshes

- DeReef Park in Radcliffeborough,

- Colonial Lake and Moultrie Park in Harleston Village.
(improvements to Moultrie Park are planned 1o be
completed soon),

- White Point Gardens and the Horse Lot in Charlestowne . " .
(improvements are currently planned for the Horse Lof), E Existing waterfront trails. Major open spaces:

- Tiedeman Park and Wragg Square in Mazyck-

Wraggborough, @ Previously proposed waterfront trails. Red text indicates newly proposed open space
- Hampstead Square, Bold black text indicates previeusly preposed open space
- Harmon Field and Britflebank Park in the West Side % Newly proposed waterfront trails. e bkt e g epmmes et
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Portions of the waterfront trail/riverwalk are being created in the
Upper Concord neighborhood. Every effort should be made to
ensure it is a continuous public edge that can accommodate
rocreation opportunities for both residents and visitors.

{plans are currently being prepared for Harmon Field),

- Martin Park immediately north of the existing Cooper
River Bridge.
Continve the waterfront trail.

The waterfront trail plays a large role in linking downtown
fogether and providing access to the water. The emerging

waterfront trail is utilized by joggers and walkers from early in
the moming fo late at night. Currently, it runs down East Bay,
along the water at the south end, and along Lockwood Drive

in the west. As outlined in Charleston 2000, the trail should
be continued directly along the Cooper River and Ashley
River waterfronts.

The waterfront trail should reflect the distinct character of

each river. Along the Cooper River waterfront, the hard edge

of the existing port uses are appropriate and should be con-
tinued. Along the softer edge of the Ashley River waterfront,
a nature trail / wefland boardwalk would be more appropri-
ate. Recent and future trail improvements along the Ashley
River are currently being funded by the Intermodal Surface
Transportation Efficiency Act (ISTEA), the city and county.

All efforts should be made to develop a 30 foot wide right-
of-way to accommodate the trail as it follows the lower
peninsula perimeter. Although in many places this cannot be
accommodated, it should be maintained as a goal and

.
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To create the riverwalk, a 30 foot right-of-way along the water's
edge shouid be reserved. This will ensure adequate space for
planting, vendors, sedting and privacy within adjacent buildings.

achieved wherever possible. A wider right-of-way will allow
for seating, vendors, public arf, monuments and other ele-
ments that will enhance the experience of the trail.

A wider right-of-way will also allow opportunities to create
space for bicycles and roller-blades. Currently, the city ordi-
nance prohibits bicycles and roller-blades on sidewalks.
However, given the desire 1o reduce the number of people
driving info the downtown, every opportunity should be taken
1o increase the use of alternate modes of transportation,
such as cycling.

With a wider right-of-way the opfion exists to incorporate two
separate trails, one that is used by pedestrians and the other
that is used by cyclists and roller-bladers. A wider, single trail
could be divided and shared. As an important recreational
amenity, a more substantial trail will also help to divert visitor
activity away from the downtown.

In addition to the route outlined in Charleston 2000 the trail
should follow the path of the Crosstown, or other appropri-
ate routes in this vicinily, connecting the Ashley and Cooper
River waterfronts to create a continuous recreational loop.
The waterfront trail should also link up with regional trails.
Creating a connected loop will enhance the trail’s role as a
recreational amenily and as a reliable and comfortable
means of commuting.




7.Directing development:
The land use strategy

7.1 Introduction

Chapter 4 discussed the potential for new development in
all economic sectors. Chapter 6 identfified opportunities for
reinforcing the urban structure. Now it remains fo join eco-
nomic development with urban structure to develop a land
use strategy. Where exactly should targeted development
be accommodated? How much development should be
encouraged? How can opportunities for developing and
reinforcing the urban structures be translated into a land
use strategy? How should the cily target specific new uses2

7.2 Where can growth be

accommodated?

Within the broad urban structure, downtown Charleston
currently has areas that are stable, in transition, and suif-
able for larger scale redevelopment. The stable areas are
mostly comprised of residential neighborhoods, treasured
communities that should remain largely as they are in form
and use. Liftle change or growth is anticipated or proposed
in this area.

With the exception of the Union Pier area, transitional
areas and redevelopment areas are generally found north
of Calhoun Street and are anticipated to absorb virtually all
of the growth. The transitional areas contain gaps in the
urban fabric, either where demolition has occurred or
where a site is underufilized. These gaps provide opportuni-
ties for new development. In these places, the network of
streets and blocks remain intact and it is a matter of allow-
ing new developments to be sensitively inserted onto the
available parcels to reinforce the existing character.

The transitional areas generally include the traditional retail
and residential corridors in downtown: Upper King and
Meeting Sireet; Spring and Cannon Street; Calhoun Street;
East Bay Street, and the site of the existing Cooper River

Bridge, soon to be relocated. Some of these corridors -
such as Spring Street, Cannon Street, and Calhoun Street —
have already been targeted for new development, others -
such as the Upper King and Meeting Corridor — have been
the subject of ongoing revitalization efforts. Still others,
such as the Cooper River Bridge and Morrison Drive have
only recently emerged as potential availcble sites for revi-
talizafion.

In the redevelopment areas, large tracts of vacant land are
available for comprehensive redevelopment. In these areas,
it is @ question of integrating new development within the
overall urban structure, through the establishment of a net-
work of streets and blocks and appropriate built form.
There are two major redevelopment areas: the Cooper
River waterfront, including the Union Pier area; and the
Crosstown Gateway including the medical complex. The
acreage avaitable in these areas can accommeodate signifi-
cant reinvestment and growth.

7. Directing development
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Directing growth

Stable area

|
v | Transition area

b\
“\\ Redevelopment area

Most growth will occur in the transition and
redevelopment areas. The corridors, in particular, can
date devel without impacting the

neighborhoods.

Chapter 9 presents a detailed discussion of the case
study areas: The Cooper River

waterfront, the Upper King / Meeting Corridor, and
the Ashley River woterfront.

7.3 The Land Use Strategy

The development targets and urban structural analysis pro-
vide a framework upon which fo build a land use strategy.
The strategy is flexible, allowing for an appropriate mix of
land uses that can evolve within established parameters,
while guiding Charleston’s evolution over the fime frame of
this Plan and beyond.

The land use strategy implements and supports the existing
and recommended urban structure - it identifies and pre-

serves low infensify neighborhoods and identifies the range
and intensity of land uses to be accommodated in the tran-
sitional and redevelopment areas. |t provides for the exten-
sion of residential neighborhood fabric 1o the Cooper River
waterfront and the establishment of multi-purpose corridors

AR v Al J
} Ashley River™._ L/Cooper River

: ; N and focal points linked together through an enhanced pub-
‘ “’?.'?‘.'-’m-'-‘ tico gel-i\ XY waterfront lic realm. d ° s P
“study, orea. R ‘case study
area

The land use strategy is based upon the following broad
directions that aim to further the Downtown Plan’s social,
economic and physical objectives:

il '}
) &




Distribute housing throughout the lower
peninsula

Housing should be accorded priority in development, par-
ticularly in the Union Pier area and along the various corri-
dors, where higher intensity townhouse or apartment forms
can be sensitively inserted, broadening the range of hous-
ing types available in the study area. Infill development in
existing stable residential neighborhoods must be sensitive
to the existing city fabric.

Locate office uses in close proximity to related
uses, including other offices

Office uses should cluster, creating a synergistic, mixed-use
environment. Particular emphasis is placed on the
Crosstown Gateway as an opportunity for high-fech uses or
related office uses in proximity to the medical complex.

Other appropriate locations for office development include:
Upper King and Meeting Streets, and Calhoun Street
between the new aquarium on the east and the medical
center on the west.

Similarly, the Union Pier Terminal area can also accommo-
date new, flexible office layouts. As discussed in Chapter 9,

Distribution of growth in transitional end redevelopment areas (sq.ft.) 1999 - 2019

Hotel Retail Office  Residential
Upper King / Meefing 540,000 200,000 150,000 400,000
Crosstown Gateway 180,000 100,000 400,000 200,000 -
Cooper River 200,000 200,000 600,000 715,000
Corridors: Spring / Cannon, Calhoun 63,200 200,000 368800 -
Lower Lockwood 100,000
Total 920,000 563,200 1,350,000 1,783,800

fransportation constraints suggest that there should be
more residenfial space and less commercial office and
retail space than currently planned in Union Pier.

Broad Street and the Market area are appropriate for small
office uses, specifically business people requiring smaller
amounts of space that can function effectively in older
buildings.

Add new retail along the corridors

Refail uses should be directed to the corridors - the tradi-
fional location for shopping in downtown Charleston. In
parficular, King Street is the shopping "center* for downtown
residents and visitors. However, additional retail uses
should be directed toward the Upper King and Meeting
Corridor.

In the redevelopment areas, retail should also be permitted
to provide a full diversity of uses. For example, East Bay
Street is envisioned in the Union Pier Terminal Concept
Plan as an appropriate location for neighborhood refail
uses. Retail uses should not be of @ magnitude to detract
from the primacy of the King/Meeting corridor. A small
amount of retail development is proposed as infill to serve
new neighborhoods, especially in the historic neighborhood
corner stores.

As mentioned above, in view of fransportation constraints,
the commercial office and retail emphasis in the Union Pier
Terminal Concept Plan should be reduced to ensure capac-
ity for higher priority residential development.

Direct hotels generally north of Calhoun Street

Building on the Visitor Accommodation Study, the
Downtown Plan's strategy is fo encourage hotels away from
the heart of downtown to locations where they might act as
catalysts to revitalization. The strategy also aims to keep
hotels away from the waterfront in order fo maintain and
enhance meaningful public water access.

New hotels, fotalling a maximum of 800 rooms over the
next twenly years, are proposed to be concentrated north of
Calhoun Street in the transitional and redevelopment
areas: Upper King and Meeting Sireet and the Crosstown
Gateway. Hotels are also proposed in the focal points
along the eastern edge of downtown, one in Union Pier as
recommended in the Union Pier Terminal Concept Plan and
one fronting onto Calhoun Street.

The Downtown Plan endorses the Visifor Accommodation
Study. However, it recommends some minor amendments
to the Accommodation Zone to take maximum advantage
of key opportunities. These modifications maintain the

k]
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Proposed changes to the visitor accommodadtion study

E ST Y v ) A i The Downtown Pian endorses the Visitor
A datt H. .

Study. F it
some minor d to the dati
zone to take maximum advantage of key
opportunities.

1 Existing visitor
.| accommodation zone

Proposed extension of visitor
. accommodation zone

Y Proposed removal from visitor
, accommodation zone

Accommodation Study’s spirit and integrity but seek to capi-
talize on recommended transit improvements and support
the city’s urban structure.

Three general areas are recommended for inclusion. The
Upper King and Meeting Corridor contains large tracts of
underutilized lands that will have increased prominence with
the relocation of the Crosstown. The proximity of this area
to the commuter rail line proposed to link downtown with
the conference center and Summerville strongly supports
proposed transit recommendations and will help to reduce
the number of visitors driving into downtown.

The lands on the east side of a porfion of Meeting Street,
lying north of Charlotte Street, were recommended to be
removed from the Accommodation Zone by the Visitor
Accommodation Study. The Downtown Plan recommends
that these lands be reconsidered for hotels, given their
proximity fo transit and the intensification recommended
along the King and Meeting Corridor. However, since these
sites back onto residential neighborhoods, permission for
hotels should be evaluated on @ case-by-case basis after
giving thorough consideration to the criteria outlined in the
zoning ordinance.

Other areas that should be included in the Accommodation
Zone are the focal points along the Cooper River water-




front. The Calhoun Corridor is emerging as a mixed-use
area with an emphasis on cultural attractions and facilities.
The Calhoun Corridor is also a major east-west spine and
is appropriate for transit. One hotel along this corridor of
approximately 100 rooms would be appropriate and would
help to reduce the number of cars impacting this area.

A hotel of approximately 200 rooms was proposed and
approved as part of Phase 1 of the Union Pier Plan at the
terminus of Market Street. This area was excluded from the
Accommodations Study in order to receive further study as
part of the Downtown Plan. According to the Union Pier
Terminal Concept Plan, Market Street will be extended east
to the waterfront where the Customs House Wharves will
be renovated, forming a focal point and place of intense
public acfivity along the waterfront. The Downtown Plan
therefore recommends that this area be included within the
Visitor Accommodation Zone for one hotel, adding to the
diversity of uses.

The Ashley River waterfront north of the Crosstown is
appropriate for hotels as identified in the Visifor
Accommodation Study. The Downtown Plan proposes to
expand the area north where large tracts of vacant land
are far removed from residential neighborhoods. As well,
the Downtown Plan identifies this portion of the Ashley River
waterfront as a focal point, given its proximity to the future

restoration of the Spring Street Pier that will concentrate
public activity along the water’s edge. It is also a gateway
area to the peninsula and is easily accessible from the
Crosstown. A hotel in this area should not be directly along
the water’s edge.

To further the Downtown Plan’s goal of naturalizing the
Ashley River waterfront to the greatest extent possible, o
hotel on the City Marina site is not recommended for inclu-
sion in the zone at this time.

7.4 The Land Use Plan

The land use plan provides further direction for accommo-
dating growth by creating two maijor land use categories:
low intensily neighborhood; and mixed-use areas.
Subcategories (low, medium and high density} provide fur-
ther direction.

Low intensity neighborhoods cover large parts of downtown
and litfle change is anticipated. The mixed-use designation
is applied to the corridors (the transitional areas) and the
redevelopment areas that are recommended to accommo-
date a brood range of land uses. Focal points occur at
important crossroads where particular consideration to
urban design or architectural elements create landmarks.

The land use sirategy is intended to be highly tronsit-sup-
portive by placing greater amounts of employment (work-
ers), tourism {visitors} and housing (residents) within proxim-
ity to existing and potential fransit corridors. To support this
goal, a diversity of land uses are proposed within nodes
and corridors at greater intensities than the adjacent resi-
dential neighborhoods.

7. Diresting development
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Stable industrial

Low-intensity
neighborhood

High-intensity,
mixed-uze

Modium-intensity,
mixed-use

Y

Major open space

Institutional
boundaries

The land use plan disperses tourism related activities to
appropriate areas, generally north of Calhoun Street. The
intent is reduce the density of visitors south of Calhoun
Street and spread the associated economic benefits
throughout the lower peninsula.

The creation of land use categories and associated policy
directions provides the framework for future land use deci-
sions in the downtown ond facilitates achievement of the
Plan’s underlying principles and vision.

(€LE Create a supporting land use strategy

Designate neighborhoods as “low intensity
neighborhood.”

Neighborhoods, primarily residential, are 1o be low intensity.
These areas should have a predominance of house form
struclures whose ongoing restoration is encouraged.
Although these neighborhoods are not anticipated fo under-
go significant change, infill development that is sensitive to
the existing character is required. Neighborhoods should
also include a mix of compatible uses such as parks, recre-
ation facilities, schools, places of worship, libraries, commu-
nily centers, and compatible small-scale commercial uses.
The intent is to allow residents fo meet day-to-day needs

Proposed land use
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1 story

Gross building area = 1000 sq.f.
Site area = 1000 sq.ft.
FAR = 1.0

within easy walking distance of their homes, while preserving
an important historic neighborhood character.

Restrict expansion of institutions within low intensity
neighborhoods.

Several maijor institutions are situated within or adjacent to
stable residential neighborhoods: the MUSC, the College of
Charleston, Trident Technical College, and Johnson and
Wales. Defined boundaries should be adhered 1o in order to
prevent encroachment into the neighborhoods.

The College of Charleston is interwoven with the surrounding
neighborhood. Adhering to boundaries ond the permitted
uses within them, will help to alleviate tensions that tend to
arise with site specific expansions. In the heart of the campus,
the full range of college-related uses should be permitted.
However, where the College meets neighborhoods, more
careful consideration of permitted uses is needed to ensure
compatibility and reduce conflict. For example, the College
owns structures along the west side of Coming Street. These
structures are appropriate for housing and administrative
uses but should not be used for more fraternities or sororities.

Although the boundaries of the MUSC are more clear, they
must be enforced and the fransition to adjacent neighbor-
hoods made more smoothly. New development associated
with the MUSC should aim to create a transition in scale with
low-rise adjacent neighborhoods.

Floor area ratio {(FAR)

Floor Area Ratio (FAR) is a way of describing densiy. Using this method, the tofal development permitted is esfablished
based on the area of the lot. For example, development might be permitted up fo three times the area of the lof, an FAR of
3. Accordingly, if a lot were 2 acres in size (87,125 squore feef), tofal development permitted would be approximately
261,377 square feet (3 x 87,125).

The advantage o this approach is that it focuses atfention on the issues that are most imporfant- the height, the density and
the building envelope- rather than the number of units which can be built per acre. It facilitates the creation of smaller unifs,
which can fit within the same envelope as a fewer number of large unifs.

The Trident Technical College should remain within its exist- Assign high-intensity, mixed-use to the Upper King /
ing boundaries, the block bounded by Columbus, Drake, Meeting Corridor and the Crosstown Gateway

Blake and America Streefs so as not to further impact the
East Side neighborhood.

The Johnson and Wales campus is one which may undergo
change should the school relocate. Given that this school is
situated within one building, boundaries are not as pressing
an issue, with the exception of parking. Parking should not be
permitted fo encroach info the surrounding neighborhood.

Designate the corridors and redevelopment areas as
mixed-use.

Most of the corridors and redevelopment areas in downtown
are designoted mixed-use. They are intended to accommo-
date shopping, business and professionat services, as well as
high-density housing.

Distinction is made between low, medium and high density
areas. High infensity is envisioned as accommodating densi-
ties in the range of 3.0-3.5 FAR; medium, 2.5-3.0 FAR; ond
low, 1.5-2.5 FAR. Generally, this intensification is proposed
fo occur without any increases in height through more effi-
cient use of each lot. The recommendations are intended to
provide broad direction for subsequent implementation
through zoning ordinance review.

A mix of residential, commercial, hotel and entertainment
uses should be incorporated along the King / Meeting
Corridor, and the Crosstown Gateway.

The King and Meefing Corridor, incorporating a mix of uses,
functions as the premier downtown shopping district, a role
that the Plan confirms and reinforces. A fult range of uses is
anficipated: additional retail, hotel, office, enterfainment,
cultural, and residential development. Retail use should be
required, or at minimum strongly encouraged, at grade level
- particularly since transit services are proposed to be
enhanced along this corridor, via frequency of stops, reliabili-
ty and marketing. Higher density is recommended to derive
maximum benefit, particularly along the upper King and
Meeting Corridor.

The Crosstown Gateway is recommended for commercial
emphasis, as a potential location for modern office, medical
and hotel development. Retail uses that are ancillary to the
office and hotel development are also envisioned. Residential
uses are permitted but anficipated as secondary for the fore-
seeable future. The Crosstown Gateway is designated the
highest intensity in the downtown, reflecting its distance from
the historic city, the large sites available, and the proximity to
the Crosstown Expressway.
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Charleston contains a

wealth of buildings that
could serve as prototypes
for new development.

This urban office building would be appropriate on Upper Lockwood.

Warren Place is a good example of appropriate infill in the Upper King/ Meeting corridor.

7. Directing dovelopment
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Assign medium-intensity, mixed-use to the Cooper
River waterfront, the Cooper River Bridge area,
Cannon Street, Spring Street, Calhoun Street, Lower
King and Meeting Streets, Lower East Bay.

Development olong Lower King and Meeting Streets and
Lower East Bay should complement the existing uses along
these corridors and in the Market area. Residential develop-
ment should be encouraged. Compatibility with adjacent res-

The infent is to develop a mix of uses along the Cooper River
Waterfront and the secondary corridors ot medium intensity.

Along the Cooper River waterfront, the infent is to comple-
ment proposed office, institutional, enterfainment, and hotel
activities. Development should reflect the quality and charac-
fer of existing neighborhoods at medium intensity. The
Union Pier Terminal Concept Plan should include more hous-
ing than is currently proposed, while sfilt providing opportu-
nities for commercial uses.

Cannon Street and the existing Cooper River Bridge area are
intended to facilitate low and mid-rise permanent residential
development that is appropricte for a corridor and harmo-
nizes with adjacent residential neighborhoods. Hotels should
not be permitted in these areas.

Both Calhoun and Spring Streets should have greater com-
mercial emphasis and are excellent venues for a wide variety
of professional offices, smaller scale insfitutions, retail, enter-
tainment or cultural uses. In general, hotels should not be
permitted. Retail uses should be encouraged at-grade in new
development. Residential development is also encouraged.

idential areas is important when considering any change of
use.

The Market Area is delineated os an Area of Special Focus in

order to recognize the impocis suffered by residents in this
area due to burgeoning visitor-related commercial uses. In

order to restore balance, the city should give as much priority

as possible to non-commercial, non-tourism related new
development in this area. A streamlined approval process or
positive consideration of ordinance variances would help to
achieve this goal. A strategy of dispersal of tourism-related
activities throughout the downtown area should, over fime,
dissipate the impacis currently experienced, such as pedestri-
an and vehicular congestion.

Create focal points.

Focal points should be created ot each crossroad in the
downtown to create a series of landmark locations. Nodes
should be defined by a public space or presence: a park,
square, pier, civic or community use, cultural facilifies, or
water taxi depot. They could also be defined through archi-
tectural detail, public art, or a variation in height. Particular
consideration to urban design or architectural elements
should strengthen these areas as "landmarks”.
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8.1 Introduction

For centuries, development in historic downtown Charleston
blended seamlessly, creating a coherent, compact city fab-
ric that today embraces many neighborhoods, retail corri-
dors and a vibrant market area. It is this city fabric that
now underlies downtown'’s unique atmosphere and desir-
ability. The city’s character can be reinforced by ensuring
the integrity of each new building.

Buildings that fit into the historic city fabric have o number
of specific characteristics. While there are exceptions, struc-
tures are relatively small in scale. Heights are relatively low.
Residential buildings are typically 2 — 3 stories while com-
mercial buildings are typically 3 — 5 stories. Active uses
such as living, retail or office space are located at grade
level or just above. Buildings have minimal setbacks.
Parking is generally incorporated on the street or in small
driveways. In short, the city is comprised of buildings that
occupy much of the lot, frame the streets and parks, and
that are at a relatively consistent, low height. The effect is
an intimate, pedestrian scale and unique environment.

Recently, issues have arisen that significantly impact the
design and feel of new development. Market forces and
flood plain regulations create pressures for large scale

structures and greater height. Flood plain regulations gen-
erally restrict active uses from being located at street level
in certain areas. On-site parking requirements, in combina-
tion with flood plain regulations, invite inhospitable parking
solutions. As well, the full extent of the excellent heritage
preservation efforts in downtown are yet to be applied
north of Line Street, an area that will soon be under pres-
sure to develop.

Each of these issues needs to be addressed to ensure
architectural integrity and to ensure that new developments
blend with the historic city.

Both new and old archi-
tecture display the same
qualities in terms of mass-
ing and form. This has, in
part, given the city its
cohesive, harmonious
character.

.2 Architectural integrity

Charleston’s lower peninsula is renowned for architecturat
quality - both old and new. South of Calhoun Street, new
development is often blended with the old with great suc-
cess. North of Calhoun Street, where existing city fabric is
weakened through demolition and surface parking lots, the
context provides fewer guidelines, and continuity is harder
to achieve.

The lower peninsula is a prestigious destination for visitors
and highly sought-after by potential residents. The city
should continue to negotiate high quality design. Economic
imperative should not be used os a rationale for building
less than the highest quality. In particular, the city and com-
munity need to ensure quality development above Calhoun
Street.

Developing in downtown is a privilege that comes with high
expeciations and responsibilities that should be clearly under-
stood and articulated. Development should respond to its
context and be considerate of the historic core. It does not
have to duplicate historic styles. Creative architectural solu-
tions that fit within Charleston’s historic character should build
on existing typologies and reflect the period during which they
were designed.

%. Bullt form
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The grain and scale

of <ity sireets, open
spaces, blocks, lots
sizes, buildings and
the pattern of use
reveals an intimate,
human scale.

fes &

Almost every kind of use can be found in the
T :
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Longitude Lane is one of Charleston’s narrowest sireets, and

french Quarter neigl al
on one block, as refected in this 1998 land-
use map.

(€L Ensure architectural quality

Hold design competitions for important civic buildings.

Public buildings should be exemplary and warrant o design
competition to ensure highest quality and greatest creativity.

Design buildings to frame the public realm.

Part of what makes a high-quality building is the manner in
which it contributes fo its surrounding context. Following a
longstanding tradition in downtown Charleston, buildings
should frame the public realm - streets, parks and open
spaces. Entrances should be sited to open onto the street,
reinforcing the vitality and primacy of the street. Each street
in Charleston has a different choracter and buildings should
define the public space of a street in a way that is consistent
with its character.

I gst the city’s most charming.

Submit each development proposal to the city with
context drawings.

Part of the design review process for new development
should include an analysis of the surrounding context, includ-
ing: local topographic features, significant trees and vegeta-
fion, existing and proposed built context, the relationship o
maijor pedestrian and vehicular routes, the relationship to
open spaces and parks, and the relationship to any areo
plans. This type of analysis will help to ensure that the build-
ings fit within the naturat and built context and that vehicular
and pedestrian flow fo and from the building is weli-handled.
This analysis will also ensure that new structures appropriate-
ly frame the public realm.

Buildings are ot @ human scale. In other words, they seem to

d helmi:

the p without over them.

8.3 Grain and scale of

development

The old city is characterized by fine grain and generally
small-scale development. Buildings, the mix of uses, open
spaces - parks, courtyards and gardens - are all finely inter-
woven, creating a richly textured city fabric. To the greatest
extent possible, the grain should be preserved and reflected
in newly emerging areas .

New development, subject to today’s economic redlity,
often needs to be constructed ot a larger scale, whether it
be more height or a larger building footprint. However, it is
difficult fo integrate large-scale development within down-
town while retaining the city’s unique sense of place.

As much as possible, Charleston needs to seek out the
unique, specialty operators that will build at a smaller
scale, catering specifically to the downtown as a distinct
location. Hotels, for example, can be built at @ smaller
scale, as can residential buildings.

There are cases where this fype of development is not prac-
tical or desirable. Downiown needs to accommodate new
commercial space to ensure a greater number and diversity
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of an ding building with
a special urban function. It marks the historic port entrance to the
market and the city.

The Customs House is an

of employment opportunities. With the option to locate in
competing suburban locations, potential commercial ten-
onts demand larger, more efficient floorplates. Commercial
uses also tend to congregate and encourage synergies.

Where these larger elements - commercial or residential -
are incorporated into the downtown, they need to conform
to urban rules. Strategies need to be employed fo integrate
large commercial structures into the city fabric without
resorting fo a business park format that would represent a
significant departure from Charleston'’s existing character.

Build in keeping with the downtown
Goal: .
grain and scale

Ensure a diversity of architectural expression.

In areas where there is significant redevelopment or new
development, there should be a diversity of architectural
expression within each sireet or block. The addition of new
commercial space to downtown or the planned expansion of
the MUSC are both examples where there is opportunity fo
ensure diversity and creatfivity as large amounts of new devel-
opment are added. Buildings should not be strictly historic in
style but should reflect their context, purpose and the time
during which they were designed.

These houses on the other hand are good context buildings. They
create an attractive and coherent street edge, but no one building
is over emphasized.

Ensure a diversity of building typ.)es.

Buildings can and should play a diversity of roles. Within the
overall city fabric, some buildings should be background
buildings - structures that will create an atiractive and coher-
ent street edge but that do not stand out as extraordinary.

Some buildings have a special role within a block or street
and should stand out more - they could mark an open
space, a special comer or they might be on axis with an
important or aftractive view corridor.

There is also room for buildings that are truly outstanding
objecis. Places of worship, public structures, certain loca-
fions adjacent fo the waterfront or important parks all war-
rant exceptional treatment and design. Downtown
Charleston should contain all of these types of buildings.

In large development areas, a diversity of design tal-
ent should be encouraged.

Employing different architects and designers will assist in
ensuring diversity. The Union Pier proposal or the MUSC
expansion are important opportunities to retain top archi-
fects. In dividing the londs into developable parcels, there is
an opportunity fo create some outstanding structures that are
attractive and inviting edditions fo the city’s built form.

Urban Grain is the pattern of the arrangement
and size of buildings and their plots in a settle-
ment; and the degree to which an area’s pattern
of street-blocks and sireet junctions is respective-
ly small and frequent, or large and infrequent.

In Charleston there exists a very fine urban
grain, which should be maintained and extended
to the redevelopment areas.

Ensure the vitality of grade level.

The treatment of the grade level, through the incorporation
of active uses or the addition of windows and entrances, can
create the perception of vitality and of a small-scale and
finer mix. Mulfiple dwelling units should be designed so that
each unit has a separate porch or stoop. Single entry build-
ings should clearly address the street with generous
canopies, awnings and open lobbies. All ground floor uses
should address the street with generous fenestration and
mulfiple entries. Art should be incorporated into the finishes
of buildings, including the downspouts, signage, grillwork,
and file work.

. Bullt form
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New development should
be in keeping with the
City's current skyline. The

current m—

desired

undesired

8.4 Height

Charleston’s skyline is characterized by lower buildings
along the water edges with higher built spines along King,
Meeting and Calhoun Streets. Towers and spires punctuate
the horizon, signaling important buildings, the termination
of vistas and accentuating subtle shifts in the street pattern.
This overall height envelope is supported by the existing
height regime - greater restrictions apply along the edges
of downtown and higher heights are permitted along the
central spines - and should be preserved.

Generally, Charleston has accommodated growth without
increasing height: horizontal rather than vertical intensifica-
tion. There are plenty of medium density buildings in
Charleston that preserve a low profile on the horizon: the
new Gateway Center and School District building, the
Nation's Bank Building {soon to be Bank of America)} and
134 Meeting Street are a few examples. Notwithstanding,
much new development in Charleston comes with pressures
to increase height, particularly along the waterfront. The
few tall buildings that dot the city’s skyline have been a
contentious source of discussion.

The Downtown Plan identifies ample room to accommo-
date new development in a more intense form that is in

plan
recommends that the
height regime be
modified to cdearly reflect
the desired development.

keeping with the scale and character of the existing context.

To take advantage of these opportunities, the Downtown
Plan recommends that the height regime be modified to
more clearly reflect the desired development.

Heights in the downtown are currently defined by ten differ-
ent height categories:

35: 35’ moximum.

50/25: 50’ maximum, 25‘minimum

55/30: 55’ maximum height, 30-foot minimum

100/30: 100’ maximum height, 30-foot minimum
120/30: 120’ maximum height, 30-foot minimum

50W: 50" maximum, 25’setback from high water mark.

M: Maximum height determined by setbacks from
street. The 25-foot minimum building setback is
out of character with Charleston’s tight street

frontages.

Ww: Maximum height equal to building setback from
street. A building setback by 100 could be 100
feet high.

WP: 60-foot maximum height, except when closer

than 50'from a building rated in the Historic
Architecture inventory as group 1 or 2.

3x: Maximum height to be three times the dimension
from the center of the street right-of-way to the

face of the building face, 30-foot minimum
height. A building in the 3X zone on Meeting
Street (66’ wide) could theoretically be 99 high.
If it was built set back from the right of way it
could be even higher.

Some of these categories respect existing building heights
and should be retained. Others are redundant due to
changes in land uses. In those areas where the height limits
are based on the ot size or setback (the 3X and W 20ne),
the heights are potentially too high to be compatible with
the existing city fabric and may be inappropriate. To rein-
force the skyline, the overly permissive categories in the
height regime should be replaced with @ more directed and
site sensitive approach. The Downtown Plan also proposes
to simplify and consolidate the large number of zones.

The result of these modifications is that heights in the
King/Meeting Corridors and the hospital complex area will
become more restricted with graduated transitions in scale
to the surrounding neighborhoods. Heights in the Union
Pier area will be adjusted to fit with heights of adjacent
waterfront neighborhoods. Parts of Spring, Cannon and
Calhoun Streets will benefit from an increase in height,
generally enough to encourage office or retail develop-
ments on the ground floor. Another result is to focus the
potential of additional height in areas that are served by
transit.
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[ ADDITIONAL HEIGHT |
[T REDUCED MEIGHT

Height limits in most of the lower peninsula are maintained or
reduced. Heights limits along the Calhoun and Spring / Cannon
Corridors are increased slightly.

FROM WORKING
PORT (WP) TO 55

Charleston’s existing skyline should be preserved.

eLlll Preserve downtown’s existing height

Simplify and consolidate the height categories.

The plan proposes six categories as follows:

35’ height zone dlong the downtown water’s edge. This zone
is similar to the existing 35’ zone, establishing a maximum
height of 35 feet (2 1/2 stories) with a provision to add the
extra feet required by FEMA flood plain regulations o a
maximum of 45’. In most cases, this provision will increase
the allowed height by only a few feet.

50"/ 30" zone over the interior downtown neighborhoods.
This zone establishes a maximum height of 50 feet {four to
five stories) and a minimum of 30 feet along the street
frontage.

55’ / 30’ zone clong key conridors, establishes a maximum
height of 55 feet {five o six stories) and a minimum of 30
feet along the street frontage. This existing height category is
exiended along key corridors north of Calhoun St. as well as
in the Union Pier area. It would be helpful to increase the
55’ height to 60’ in order fo encourage a variety of roof
forms - the fifth building facade.




80’ / 30" zone along interior portions of King and Meeting
Streets and in the north Lockwood/Hospital Complex periph-
ery area establishes a maximum height of 80 feet {seven to
eight stories) and a minimum of 30 feet along the street
frontage.

100’ / 30’ zone in the core of the hospital district and at the
King / Meeling juncture with Spring / Cannon establishes a
maximum height of 100 feet.

The WP zone intended for the waterfront industrial arec will
remain fo support areas of active port and industrial uses.

Certain sites offer the opportunity fo articulate important
places in the urban fabric, to give special prominence to
imporiant buildings, and to provide a varied skyline. Such
landmarks are appropriate ot important street corners, at the
fermination of key streets and vistas, or in places where
streets change direct These landmarks are consistent
with the tradifion in historic Charleston, as seen in the church
spires, Market Hall, and the Charleston Place clock tower.

In these locations, the Plan proposes 1o allow discrete archi-
tectural elements exceeding the zoning height limit. Small
projections must be subject to a detailed urban design study
demonstrating the appropriateness of the site, and the
preservation of vistas and skyline integrity. A careful review
and approval process is required for each proposal.

Lobbies and other active uses should fill as much of the ground
floor as possible. Parking and its impact on the stree? should be
minimized.

’
There may also be opportunity for modest height increases
throughout the peninsula, and parficularly in focal points,
subject 1o detailed study.

Replace the overly permissive height zones.

The 3X zone that used to apply to King and Meeting Streets
above Calhoun Street related the height to the lot size and
setback. Under this regime, there was a risk that consolida-
fion of fand info large sites could result in very high (4007}
buildings. The 3X zone is replaced with an 80’ / 30’ and
100’ / 30’ zone that places a sirict cap on height. Likewise,
the lenient 100'/30’ and 120°/30’ zones located along King
and Meeting Streets south of Calhoun Street are replaced by
80'/30" and 100°/30’ zones

New buildings, respecting
FEMA regulations, should
be designed to be as con-
textual as possible. In the
example to the right (mid-
dle house), building height
is consistent with the exisi-
ing houses, but the door is
considerably higher than
it's neighbors.

8.5 Flood plain regulations: Federal
Emergency Management

Act (FEMA)

Through the Federa! Insurance Administration, FEMA
makes flood insurance available provided that flood plain
management regulations that meet the national require-
ments are adopted and enforced. After 1989’s Hurricane
Hugo, the Federal government revised the flood plain man-
agement regulations to respond to the significant flooding.
Today, much of downtown Charleston falls within a flood
plain.

By and large, FEMA flood plain regulations prohibit active
uses from being situated within the 100 year flood plain,
meaning that living space and retail uses must be elevated
above grade or street level. The revised requirements there-
fore have a significant impact on the scale and feel of the
downtown that otherwise has a long history of buildings
and uses that address the street and create an infimate
walkable environment.

The two most prevalent zones in the downtown area are
the “V*(velocity) zone and the “A" zone, with the former
being the most restrictive. In the velocity zones, no enclosed

8. Built form
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Most of the
reinvestment
areas fall
within the
FEMA velocity
flood zones and
will be subject
to more design
regulations.

FEMA flood zones

S
<3 zone “b"

velocity zone

zone “a”

Mairtaining vitality af stroet level is one of the biggest challenges
faced when building in the FEMA flood zones. There are severdl
design strategies which can be employed to help support an adive
stroet life, such as:

On sireets where buildings are setback or sidewalk room is ample, change in
lovel should date porches and landings which overlook the street.
This is icularly appropriate on residential buildi

space is allowed below flood level or “break away” con-
struction is required in addition to the raised elevation. in
the less stringent zones, flood-proofing measures can be
used at elevations below those required by FEMA, allowing
for limited use of the street level.

There is impact where individual buildings are inserted into
the historic city fabric, however, their individual effect is very
localized. As well, the policy does not apply fo the renova-
tion or restoration of existing historic buildings. Where large
parcels of land will be redeveloped, and all inhabitable
space is elevated, the impact on the street level activity will
be significant. Concentrations of such buildings risk creat-
ing a distinct lack of vitality at grade and a less appealing
pedestrian environment.

Much of the available land lies within the most stringent
elevation and velocity zones, calling for a creative response
to maintaining vitality ot grade. In particular, this approach
applies to the lands along the Cooper River and Ashley
River waterfronts.




On retail streets or streets where the sidewalk width is narrow entrances and
lobbies should be ot street level with any change in level inside the building.
Other building frontage which is not lobby space could be recessed space for

temporary vendors.

Explore design methods to work within
(€L flood plain regulations and refain
vitality at grade

Develop design techniques to keep grade level active
in the velocity zones.

Numerous lobby entrances give the impression of a more
octive environment. Doorways that address the street also
add to the sense of activily and can be accomplished provid-
ed that fransitions in grade occur inside the buildings
through the use of an interior foyer and stairs or ramps.

The use of texture, color and detail ot pedestrian level can
attract the eye and create a more animated feel. Windows
also create o sense of animation. Where windows are not
appropriate, opportunities for articulating the facode with
openings or passages should be explored to provide a sense
of inferaction between interior and exterior portions of the
buildings at street level. Details such as grill or lafticework
can add visual interest fo the sireetscape.

Strategic and liberal use of sireetscape and landscape
improvements also add to the sense of vitality. Streetscaping
and furnishing add fexture, play of fight and shadow, and
give pedestrians an opportunity to touch, smell, and feel the
environment. Landscape walls covered with vegetation or
integration of trees or gotes odd a humon element. Street,

landscape, and facade lighting should be encouraged where
appropriate.

Explore flood proofing techniques in less stringent “A"
zones to retain an active street environment.

Where possible, floodgates should be utilized to allow for
protected openings and some active uses at street level.
Building materials that are approved for construction in flood
prone areas should also be employed.

In addition, a certain percentage of ground floor space in
newly developed buildings should be required to accommo-
date appropriate active uses. This initiative would challenge
developers and architects to find opportunities for limited
retail, lobbies, and foyers to animate the street level.

Amend height regime to respond to FEMA flood plain
regulations.

Where FEMA flood plain regulations apply, the height limits
need to be studied and potentially revised. The intent is to
ensure consistency with respect fo the treatment of height
within the downtown and to reduce the number of height
variances required simply to deal with the flood regulations.

There are several methods of dealing with FEMA flood plain
regulations. Height limits could apply over and above the
moximum flood height established by the flood regulations.

Along the Cooper River waterfront, where extensive buiiding will occur in velocity zones, strategies
should be found to retain vitality at grade, while working within flood plain regulations. One option is to
raise the entry sireet level, as is proposed in phase one of the Union Pier plan.

However, where there is a flood elevation requirement of
three feet or less, no allowances should be made to encour-
age animation of the street level. In other areas, a more
complex method involves establishing height limits that reflect
the changing topography and the existing skyline in the
downfown and more detailed FEMA flood plain require-
ments. Further study is needed to determine the best
approach.

Instead of one major
entronce for a building, or
complex of buildings...

...a strategy that encour-
ages mony entries should
be used. This strategy will
help insure buildings create
an active street life on all
sides.
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8.6 Parking

Development in the downtown core is required to accom-
modate associated parking on-site. This policy was origi-
nally developed to ensure sufficient parking within the
downtown. Although it has achieved this objective, the poli-
cy has several detrimental impacts on downtown's architec-
tural integrity and quality of life. Fine-tuning is required.

For new construction in V zones, parking is typically accom-
modated on the ground floor. As a result, the street level
lacks animation, diminishing the quality of the pedestrian
environment. As well, it can create confusion with respect
to the building entrances. Often, the main entrances will be
from the parking garage rather than from the street,

again diminishing the vitality and primacy of the street
level. Similarly, surface parking lots, the frequent alterna-
tive, diminish the quality of the pedestrian environment.

On-site parking requirements are particularly difficult to
meet on historic properties where there is generally insuffi-
cient space. As a result, the on-site parking requirements
discourage the re-use of historic buildings and ultimately
are a disincentive to restoration and preservation. Finally,
because there is no maximum set on the number of park-
ing spaces, downtown has a large supply of parking. As a

result, it is and will continue to be difficult to encourage
increased use of public transit.

(XTIl Reduce on-site parking

Reduce on site parking requirements in the zoning
ordinance.

Article 3, Part 4 of the zoning ordinance identifies the off-
sireet parking requirements. The zoning ordinance needs o
be revised to reduce on-site parking requirements. These
amendments need fo be implemented hand-in-hand with
recommendations outlined in Chapter 5 Achieving Balance:
reduce the reliance on cars, requiring shared parking struc-
tures, cash-in-lieu payments, and transit improvements. For
example, the reduction in parking spaces required might only
be allowed upon the payment of a cash-in-lieu payment. The
intent is fo diminish the impact of parking on the city land-
scape and fo encourage the use of shared or common park-
ing structures.

8.7 Density

Greater intensity or density of construction characterizes
urban areas, such as Charleston. Higher density can facili-
tate the mix of uses, living and employment opportunities in
close proximity, and street vitality. In short, density is an
important element in creating a vibrant, aftractive city.
Density should not be confused with height; increased den-
sity can occur within low-rise structures provided that build-
ings are designed to occupy greater amounts of the lot
area.

In downtown Charleston, greater density in certain areas
could achieve a number of community objectives - more
housing, greater use of transit, more employment opportu-
nities, and consolidation of downtown's position within the
region. In particular, increosed residentiol density can
increase the downtown population and diversify the hous-
ing stock, creating housing for families of all sizes, ages,
and income levels. Greater density would also maintain the

historic pattern of development in the downtown.

Since being adopted in 1931, the first major omendment
to Charleston’s zoning ordinance was in 1966. Although
there have been numerous smaller amendments since then,




the ordinance remains oriented toward regulating the
development of the suburban environs rather than the
urban, historic core. One example is restrictions respecting
density, manifested through low lot coverage, lot area per
unit requirements, and setback requirements that do not
reflect the current pattern of development in the historic dis-
trict. The zoning ordinance should be medified to encour-
age low- to mid-rise development that is appropriate within
the historic downtown.

Goal: Encourage urbanization and mainte-
Bl nance of the historic urban built form

Modify commercial zones o permit increased residen-
tial density.

Generally, residential density in commercial zones is dis-
cussed in terms of the number of units per acre that are per-
mitted. Many areas permit 19 units per acre although most
commercial zones permit 26 units per acre. By creating
more stringent standards for residential development in com-
mercial zones than other commercial uses, new residential
development or the rehabilitation of vacant buildings for resi-
dential purposes is discouraged. This standard should be
revised to permit greater intensity comparable to commercial

standards. Residential lot occupancy standards should be
eliminated in these districts.

Create a more intense residential zone.

The zoning ordinance should be modified to recognize sites
on the edges of existing neighborhoods that could be zoned
for higher intensity residential uses. Potential locations
include arterial or collector roads on the periphery of lower
intensity residential arecs. Higher densily residential uses will
encourage affordable housing and ground floor neighbor-
hood retait.

The Fort Sumter
House condominium
is a good example of
housing which could
be built in the high
intensity areas.

8.8 Heritage Preservation

Through the coordinated efforts of private, non-profit and
government sectors, Charleston has preserved and restored
an extraordinary architectural legacy. Through the excellent
work of the Board of Architectural Review (BAR) and devel-
opers, Charleston hos ensured that new development fits
well within the historic city context. This tradition needs to
be supported and extended.

The Downtown Plan is a holistic and broad strategy to sup-
port the historic city. Through a comprehensive approach
that aims to retain and extend the architectural integrity,
urban design and quality of life, the Downtown Plan seeks
to pursue heritage preservation and allow for the city’s evo-
lution. Recommendations respecting parking, transit, hous-
ing, open spaces and schools, and resolving the conflict
between flood plain and zoning requirements, all seek to
retain Charleston’s unique qualities and lifestyle and
achieve balance as growth occurs.

Beyond this broad strategy, the Downtown Plan seeks to
ensure that the exemplary work of the city respecting her-
itage preservation will be extended further north as devel-
opment pressures expand the area of reinvesiment and
growth. Once the Cooper River Bridge is relocated the
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There are many historic buildings north of Calhoun that are in
need of restoration.

Upper East Side of the Lower Peninsula {just north of the
Crosstown) will be under significant development pressure.
The emerging commercial corridors, Morrison Drive and
Upper Meeting Street, require study and design guidelines
to ensure compatible and appealing development.

el-leid Encourage heritage preservation

Provide additional protection of historic buildings north
of the Old and Historic district but south of Crosstown.

Between Line Street and the Septima Clark Expressway and the
Cooper River Bridges in both the East Side and
Cannonborough / Elliottborough neighborhoods fie buildings
that are just as historic as those buildings lying to the south of
Line Street. The same attention should be paid o preserving
the historic character of the rest of the neighborhood. Design
review of new structures and review of changes to structures
more than 100 years old and buildings in category 1,2 ond 3
need to be added to this area.

Update the Old and Historic Survey to Mt. Pleasant St.
The Old and Historic Survey, which identifies and rates signifi-

cant historic structures, was last updated in the mid 1980s.
The survey needs to be updated to ensure that buildings now

eligible are incduded ond to ensure that it accurately reflects
the existing inventory. The results need fo be incorporated into
the City’s geographic information system to encourage ifs use
in the decision making processes.

Amend the regulations for historic structures north of
the district based on the survey.

Based on the resulis of the updated old and historic survey, the
regulations protecting historic properies should be studied to
determine if modifications ore needed to expand protection o
historic structures north of the Old City District. This area is
likely to be the subject of significant development pressure in
the near future due fo growth and change in downtown.

To ensure the profection of historic buildings north of the cur-
rent boundaries review of changes to structures more thon 100
years old and Category 1, 2 and 3 buildings needs to be
added to this area. Design review of new commercial struc-
tures along major corridors, which was recently implemented,
will also help ensure compatible development.

Encourage the donafion of private easements o protect
facades, interiors and archeological resources of signifi-
cant buildings or collections of buildings.

City regulafions for buildings covers a limited range. For more
complete protection, easements ore encouraged io be donat-
ed to private preservation entities.

Develop an ordinance requiring archeological assess-
ment at the site of all new public facilities or facilities
that receive public funding.

Historic resources in Charleston include archaeological materi-
als. Where helpful information is likely to be found, archeology
should be required as a part of new public {govemment
owned) facilities and those that receive public funding.

Facilitate protection of National Historic Landmarks
Interiors.

There is increasing concem for the loss of historic resources
with the renovation of interiors. National Historic Landmarks’
inferiors renovations should be reviewed by the Board of
Architectural Review. Modifications to the Old and Historic City
Ordinance should be studied to include the review of interior
construction plans for National Historic Landmarks.

Create an historic building maintenance manual.

Appropriate maintenance of historic structures plays ot least as
significont a role in the caretaking of historic resources as
restoration work. Appropriate techniques should be encour-
aged through the publication of a maintenance manual to be
developed by the city and local preservation organizations.




